Shaping the Suzhou CBD in the Suzhou industrial park: A case study of Chinese urban planning reform by CHEN SHUANGLIN
SHAPING THE SUZHOU CBD IN THE SUZHOU 
INDUSTRIAL PARK: A CASE STUDY OF CHINESE 














A THESIS SUBMITTED 
FOR THE DEGREE OF  
MASTER OF ARTS (ARCHITECTURE) 
DEPARTMENT OF ARCHTECTURE 






I would like to express my deep and sincere gratitude to my supervisor 
Professor Heng Chye Kiang, who has always been inspiring and supportive, helped me 
to overcome difficulties and painstakingly read and commented on my messy drafts. 
His encouragement, guidance, and teaching have contributed much to the present 
dissertation and will benefit me throughout my life. 
This dissertation could not have been written without the help from colleagues 
and friends in both China and Singapore. I am grateful to all research faculty and 
students in CASA (Center of Advanced Studies in Architecture), at the Department of 
Architecture. It is the group where I constantly gained encouragement and helpful 
advices. Thanks go to the scholarship and research environment provided by the 
National University of Singapore. We learned and grew together, and have harvested 
intellectual growth as well as friendship. ArTTs (Architecture Think Tank) and all the 
discussions have benefited me tremendously in completing this research. 
I owe many thanks to the people who helped me during my two field work trips 
in Suzhou, and a short-term research survey in SCP Ltd. in Singapore. For my field 
work, I am deeply grateful to Mr. Huang Mingjie who helped me greatly in building up 
relationships in Suzhou and conducting my field trips smoothly. I am indebted to my 
interviewees, including many brilliant and energetic officials in the Planning Bureau 
and various municipal departments in Suzhou, who provided me with much 
information and insights as to understand the nature of Suzhou. I am also grateful to Mr. 
Wu Xiaodong in SIPAC who introduced me to their planning department, and 
generously helped me in collecting the research data. For my research survey, I owe my 
great thanks to the SCP Ltd. in Singapore which offered me the chance to work with 
 ii
them and conduct research survey along their process of project. Special thanks need to 
be given to Mr. Foo Chee See in URA who has patiently received my interviews and 
offered me many useful documents. 
Finally, as ever, I owe my deepest gratitude to my parents, for their everlasting 
love and support to me. Also, I am deeply grateful to my devoted friends who have 






CHAPTER 1: INTRODUCTION .........................................................................................................1 
1-1 About the title................................................................................................................................1 
1-2 Literature Review..........................................................................................................................2 
1-2-1 China's post-reform urban context ........................................................................................2 
1-2-2 Urban development of the Development-Zones (DZ) [开发区] ............................................4 
1-2-3 Suzhou urban development....................................................................................................6 
1-3 The common problems in Chinese urban planning practice, the example of SND .......................7 
1-4 The scope of study.......................................................................................................................14 
1-5 Research structure .......................................................................................................................16 
CHAPTER 2: CHINA’S URBAN EXPANSION AND URBAN PLANNING AFTER THE 
REFORM ..............................................................................................................................................18 
2-1 China’s Urban Expansion............................................................................................................18 
2-1-1 China’s Urban Development and Urban Expansion...........................................................18 
2-1-2 DZ development and Urban Expansion...............................................................................19 
2-2 China’s Urban Planning after the Reform ...................................................................................22 
2-2-1 The decision making system of urban planning...................................................................22 
2-2-2 Urban Planning Structure after the Reform ........................................................................24 
2-3 New Trends in Urban Planning ...................................................................................................28 
2-3-1 The Trend of Forming Urban Regions ................................................................................28 
2-3-2 Yangtze River Delta in the trend of forming urban regional network .................................29 
2-4 Sub-conclusions...........................................................................................................................34 
CHAPTER 3: SUZHOU URBAN DEVELOPMENT AND URBAN PLANNING AFTER THE 
REFORM ..............................................................................................................................................36 
3-1 Suzhou: As A Case Study............................................................................................................36 
3-2 Urban Context of Suzhou ............................................................................................................38 
3-3 Urban Development of Suzhou during 1949-1978......................................................................40 
3-4 Industrial Development and the Urban Construction in Suzhou .................................................45 
3-4-1 Industrial Development of Suzhou before the 1990s ...........................................................45 
3-4-2 The changing Master Plan and the urban dynamics after the 1990s ..................................46 
3-5 Administrative Settings in Suzhou and the Urban Development ................................................53 
3-5-1 Problems of the coexistence of counties and towns in the city planning .............................55 
3-5-2 The change of administrative divisions and the restructuring of urban development.........58 
3-6 Sub-conclusions...........................................................................................................................61 
CHAPTER 4: THE EMERGING NEED FOR A SUZHOU BUSINESS CENTER AND THE 
SHAPING OF ITS COMMERCIAL GRAVITY IN SIP..................................................................63 
4-1 The trend of multi-nucleation in Suzhou.....................................................................................63 
4-1-1 The existing urban center structure in Suzhou ....................................................................63 
4-1-2 The forming of current commercial centers in Suzhou and the dominant factors ...............66 
4-1-3 The emerging structure of multi-nucleation and the making of business center in Suzhou.68 
4-2 The evolution of CBD in the world and the making of CBD in Chinese context........................70 
4-2-1 The evolution of CBD in the world......................................................................................70 
4-2-2 The CBD making in the Chinese context .............................................................................71 
4-3 The making of Suzhou business center in SIP.............................................................................72 
4-3-1 The planning concept of the SIP commercial core..............................................................72 
4-3-2 The changing plan of SIP CBD and the affected urban construction..................................73 
4-4 The growth of SIP – from a Commercial Core to a CBD; from an Industrial Park to a New 
Downtown .........................................................................................................................................82 
4-5 Sub-conclusions...........................................................................................................................85 
CHAPTER 5: THE APPLICATION OF SINGAPORE’S MODEL IN PLANNING SIP.............87 
5-1 Background of the SIP Project ....................................................................................................87 
5-1-1 Background for the joint venture.........................................................................................87 
  iv
5-1-2 The location of Site..............................................................................................................90 
5-2 Adaptation of the Singaporean planning experience in SIP ........................................................95 
5-2-1 Adaptation of the new-town planning in Singapore ............................................................95 
5-2-2 Adaptation of the urban planning system in Singapore.....................................................105 
5-3 Sub-conclusions.........................................................................................................................115 
CHAPTER 6: THE EXPERIENCE OF SIP URBAN PLANNING AND DEVELOPMENT .....117 
6-1 On the development process......................................................................................................117 
6-1-1 Prepare a Foundation for the development.......................................................................117 
6-1-2 Prepare a Team for the Development – the Software Transfer Program..........................119 
6-1-3 The Process of Planning and Development by Phase .......................................................121 
6-1-4 the legitimized application process for development projects...........................................123 
6-2 On the planning mechanism ......................................................................................................129 
6-2-1 The planning mechanism in SIP ........................................................................................129 
6-2-2 The Planning mechanism and the Consistency in the Implementation..............................131 






Accompanying the transition from planned economy towards market economy, 
urban planning in China is also in transition. In the process of urban construction and 
restructuring, urban districts become the basic units of transformation. The 
development zones are not only the experimentation field of economic reform, but also 
the place where planning reform is experimented. Both foreign capital and foreign 
experiences of urban planning are introduced there. However, the problem of 
ineffective planning control still commonly existed. 
Suzhou which used to be a traditional tourism city in China has experienced 
dramatic change since the 1990s. Along with the rapid urban expansion, urban 
constructions in the unit of urban districts gradually dispersed the traditionally 
concentric structure. The promotion of the districts’ commercial centers further pushes 
the trend of becoming multi-nodal. The two national development zones in Suzhou - 
SND and SIP are the main driving force of Suzhou’s economy. Their two urban districts 
also accommodate most of the modern development in Suzhou. Benefiting from its 
high autonomy, the SIP development runs its unique planning system and has 
successfully achieved systematic planning and effective planning control. In 2005, 
Suzhou City announced the making of its future CBD in SIP. Of all the reasons, the 
orderly planned and built environment of SIP is one of the most important. 
This dissertation mainly deals with the urban planning of SIP and its planning 
mechanism. It firstly paves the background of urban planning in contemporary China, 
and then the context of Suzhou urban development. Investigation is done on the urban 
planning of SIP as a whole, and specifically of its commercial core. Furthermore, from 
the perspective of planning system, both the Chinese and the Singaporean planning 
system are compared with that of SIP. In the end, it is argued that the success of SIP in 
planning and development provide experiences on two aspects. Firstly, the planning 
structure should be systematic and sufficient for preparing development guidelines, and 
is necessarily legitimized. Secondly, the planning mechanism should avoid the 
combination of responsibilities in planning implementation and project marketing, and 
should separate them instead. 
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CHAPTER 1: INTRODUCTION  
 
1-1 About the title 
Suzhou is a Chinese city with a long urban history. Less than one fourth the 
size of its adjacent city Shanghai, Suzhou has witnessed tremendous economic 
development after the 1990s. In 2004, the rate of GDP (Gross Domestic Product) 
increase was 18% while its GDP ranked 4th in the whole country, after China’s three 
largest cities – Shanghai, Beijing and Guangzhou. Rapid urban expansion 
accompanied the economic development. Today its urban area is five times larger than 
that in the mid-1980s. 
The Suzhou Industrial Park (SIP) is one of the two national Development 
Zones (DZ) [开发区] in Suzhou; the other one is the Suzhou Hi-tech New District 
(SND). Established in 1994, SIP is a collaboration of China and Singapore 
governments, representing the joint development strategy of both countries. China’s 
government invests strong political support on the project and Singapore’s 
government transfers to it the industrial institutions. After ten years of growth, the 
project has been one of the fastest growing zones in China.  
In this study, China's urban planning reform refers to the practice of new urban 
planning systems in the country’s transitional economy. After the 1978 economic 
reform, market economy has played an increasingly significant role in urban 
development. The first National Planning Act in China was implemented in 1989. 
Subsequently, the urban development has been so rapid that the old planning system 
could hardly control effectively. The need for urban planning reform has become 
more and more necessary.  
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1-2 Literature Review 
1-2-1 China's post-reform urban context 
A large number of studies have been done on China’s post-reform urban 
development. Some of them studied the impact of transitional economy on urban 
development. Before the reform, the essence of urban planning used to put the 
development of space under control.1 Usually, the State did the economic planning 
and made decision to assign State Owned Enterprise (SOE) [国有企业] projects. The 
urban planners began to allocate the proposed projects into the urban space, and draw 
plans for them in coordination with the existing urban areas. However, the 
development process changed after the reform. The various factors include the role of 
governments in the urban planning, the function of urban planning, its legal authority, 
its development and management system, etc.2 As more interest groups were brought 
into consideration in the decision making process, the conflict between urban 
restructuring and development control is inevitable.  
Some studies dealt with the causality of institutional reform and urban 
development. Along with the decentralization of central power, the decision-making 
power of planning and development is passed down to the local governments. The 
administrative governments above the county level are responsible for planning and 
development in their administrative areas. As Yeh and Wu found out through case 
studies, the decentralization of power in some ‘coastal open cities’ [沿海开放城市] 
was continued down to the urban district level, which became the basic units of land 
development.3   
                                                 
1 Tang, Wingshing. "Chinese Urban Planning at Fifty: An Assessment of the Planning Theory 
Literature." Journal of Planning Literature 14, no. 3 (2000): 347-66., p.354. 
2  Wang, Fuhai. "Shichang Jingji Dui Chengshi Guihua De Yingxiang (the Impact of Market 
Economy on Urban Planning) ." Changjiang Jianshe  (2004): 16-17. 
3 Yeh A G O, Wu Fulong. "The Transformation of the Urban Planning System in China from a 
Centrally-Planned to Transitional Economy." Progress in planning 51, no. 167-252 (1999).p.215 
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Some studies analyzed industrial development and spatial restructuring. Urban 
planning has been used as a tool to stimulate industrial development in Chinese 
cities.4 From building industrial sites in downtown areas and making industrial estates 
in suburban areas, to creating industrial satellite towns, the relocation of industrial 
sites mainly followed the logic of production. This has contributed to the restructuring 
of the urban hierarchy.5 The shaping of industrial districts and DZs which focuses on 
industrial development usually leads to the forming of new urban districts, and some 
of them might even become new growth centers of the city. 6 
Besides, there are also specific studies that criticized the effectiveness of the 
current urban planning system in transition. The first National Planning Act was 
implemented in 1989. After the reform, the introduction of a market economy has 
created uncertainty in urban development planning.7 The need for planning reform is 
obvious. There have been large numbers of case studies on the ‘coastal open cities’, 
all of which were given autonomy in developing their own planning reforms. In these 
case studies, foreign experiences were introduced and some foreign models were 
applied.   
All the previous research mentioned above found that current urban planning 
focuses too much on the long term strategy, ignoring the need to direct the actual 
construction in the short-term. 8  The practice of additional District Plan or 
Development Control Plan (DCP) does not have their legitimized power clarified. The 
                                                 
4 Yan, Zhongmin. "Changing Industiral and Spatial Structure in Shanghai." Urban Geography 16, 
no. 7 (1995): 577-94. p.592 
5 Eng, Irene. "The Rise of Manufacturing Towns in the Pearl River Delta of China." International 
Journal of Urban and Regional Research 21, no. 4 (1997): 554-68. p.565 
6 Wang, Hui. "Kaifaqu Yu Chengshi Xianghu Guanxi De Neizai Jili Ji Kongjian Xiaoying (the 
Inter-Relation of Development-Zones and Urban Transformation)." Planning Studies  27, no. 3 
(2003). p.24 
7 Yeh A G O, Wu Fulong. "The Transformation of the Urban Planning System in China from a 
Centrally-Planned to Transitional Economy." Progress in planning 51, no. 167-252 (1999), p.124 
8 Su, Zemin. "Chengshi Guihua Bianzhi Tixi Xinkuangjia Yanjiu (Research Establishing the New 
Urban Planning System)." City Planning Review 25, no. 5 (2001): 29-34. 
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procedures for their application and approvals have not been clearly stated in the Acts 
either.9  Moreover, the practice of urban planning is taken as a design project in China. 
Every time a new urban planning initiative is started like a new design project. The 
strategies and guidelines of the previous planning are always ignored, replaced by an 
entirely new process of design. This results in the discontinuity of planning, which 
should actually be a never-ending process.10  It has been suggested that the master 
planning, which is the official tool to control the ever expanding urban areas, should 
be more responsive to the changing dynamics.11 It should be made to translate the 
Strategic Plan by targeting at a shorter term.12 Also, it is suggested that regional 
cooperation should be encouraged, and the urban planning activity should transcend 
the municipal boundaries.13  
1-2-2 Urban development of the DZs  
DZ is a unique product of China’s transitional economy. 14  New planning 
systems are introduced in the planning and development of DZ. On the phenomenon 
of DZs, some studies have been done on the evolution of their urban patterns and the 
accompanying urban restructuring of their former cities.15 Some case studies are done 
on how the planning reform is carried out in the DZs, especially those which are 
based on foreign experiences.  
For instance, Shenzhen, Shanghai and Guangzhou were cities with DZs that 
have been introduced the District Plans in their planning structure. However, studies 
                                                 
9  Ibid. 
10 Ibid. 
11 Chen, Bingzhao. "Biange Niandai Duobian De Chengshi Zongti Guihua (Master Planning in 
China's Transitional Period)." City Planning Review  26, no. 2 (2002): 49-51. 
12 Zou, Bing. "You Zhanlue Guihua Dao Jinqi Guihua (from Strategic Planning to Short-Term 
Planning)." City Planning Review 27, no. 5 (2003): 6-12. 
13 Su, Zemin. "Chengshi Guihua Bianzhi Tixi Xinkuangjia Yanjiu (Research Establishing the New 
Urban Planning System) ." City Planning Review 25, no. 5 (2001): 29-34. 
14 Details of DZ will be talked about in Chapter 2. 
15 Wang, Hui. "Kaifaqu Yu Chengshi Xianghu Guanxi De Neizai Jili Ji Kongjian Xiaoying (the 
Inter-Relation of Development-Zones and Urban Transformation)." Planning Studies 27, no. 3 
(2003). 
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found these plans difficult to implement. Take Shenzhen for example, it was among 
the earliest to start practicing the Detail Development Control Plan (DDCP). Some 
research criticized that Shenzhen’s DDCP are detailed but not in-depth.16 The DDCP 
helps to increase the efficiency of development by answering the demand of market; 
however, the macro control is ignored and the long term effects such as cultural 
identification are neglected.17  In addition, some research found that the planning 
implementation of development projects was not authoritative.18 The obscurity within 
the decision-making body resulted in the ineffectiveness of planning 
implementation.19 The implementation control could be varied according to market 
needs, which reduces the authority of urban planning.20 For all the above reasons, 
although reformed, urban planning did not successfully control the outcome of 
planning implementation. It has been found by previous researches that similar 
problems exist in Shanghai, Guangzhou and other ‘coastal open cities’ as well. 
Twenty years have passed since the DZ development was introduced. 
Problems of lack of effective planning control and fragmented urban development still 
commonly exist and are difficult to solve. Urban planners are still looking for new 
ways of planning reform today. The application of new planning model has caused a 
large impact on the current urban planning practice. There is a significant need for 
research on the processes and experiences of these applications through detailed case 
studies. The structure of planning drawings and the process of development are two 
essential factors in understanding how urban planning controls the urban development 
                                                 
16 Chen, Weixin. "Shenzhen Chengshi Fenqu Guihua De Zuoyong He Dingwei (the Function and 
Role of District Plan in Shenzhen Urban Planning)." Planners 18, no. 3 (2002): 29-32. 
17  Wang, Fuhai. "Cong Guihua Tixi Dao Guihua Zhidu (from Planning System to Planning 
Mechanism)." City Planning Review 24, no. 1 (2000): 28-33. 
18 Liang, Jiang, Sun, Hui. "Guihua Guanli Tizhi Gaige De Guanjian: Shenpi Chengxu De Fazhihua 
(the Key of Urban Planning Management Reform: The Legitimizing of Application Procedures)." 




in specific cases. 
1-2-3 Suzhou urban development 
Suzhou is chosen as a case in this study. The city is representative of China’s 
urban development in the post-reform period. Two national DZs are the main driving 
force of urban expansion and urban restructuring in Suzhou in the last two decades. 
One of the two DZs – the Suzhou New District (SND) is established by the local 
government. It is similar to the other DZs in China in terms of the ‘urban planning 
reform’. The other DZ – Suzhou Industrial Park (SIP) is a collaborative project 
between China and Singapore, with the application of Singaporean planning model. 
Adjacent to the Suzhou historic town, both SND and SIP are newly formed urban 
districts with their urban construction beginning after 1990s. Both of them relied 
heavily on foreign investment, concentrating in the development of the hi-tech 
industry. Planning reforms have been carried out in both districts.  
Within the same urban context of Suzhou, however, the development 
condition of SND and SIP are different. Some previous studies found that the 
common problems in the Chinese urban planning such as the lack of effective 
planning control and fragmented development also exist in SND. Meanwhile, the 
SIP’s planning control works much better.  
The discrepancies of planning and development in SND had resulted in its 
unsystematic urban construction. To illustrate, the Suzhou government had planned a 
municipal-level Central Business District (CBD) in SND. However, that proposal 
failed to realize in that the area was eventually designated only as a district level 
commercial center in the 2005 Suzhou’s Commercial Network Plan. On the contrary, 
SIP proposed a CBD in its initial 1994 Master Plan, which was not acknowledged by 
the city. After the construction in SIP Phase I was almost completed, its orderly 
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development was evident. As 2005 Suzhou’s Commercial Network Plan began to 
acknowledge the initial SIP proposal and designated its commercial center as one of 
Suzhou’s future CBDs, two implications are revealed by this event. Firstly, the 
historically tourist city of Suzhou is going to build a CBD. Secondly, the urban 
environment in SIP holds more potential than the other parts of Suzhou. 
1-3 The common problems in Chinese urban planning practice, the example of 
SND 
To show an example of the ‘common problems’, a rough comparison is done 
on the planning and implementation of SND and SIP planning. (Tab.1-1, 2) The 
planned area of SND covers 52 sq km, while the planned area of SIP covers 70 sq km. 
Founded in 1995, SND had completed urban construction within its master plan area 
by 2002; while from 1994 to 2002, the SIP has completed its Phase I development to a 
large extent.  
 
Table 1-1 Comparison of SND Urban Planning and Actual Construction 
SND 1995 Master Plan SND 2002 Map of existing condition 
 
 
















There are three levels of major roads, the 60m-
wide, 50m-wide and the 40m-wide. In the 
actual constructions, a wide range of road-
widths are built, 30m, 24m, 16m, 12m and 6m. 
In the following analysis, the 40m, 50m and 
60m roads are considered main traffic ways in 
SND. 
 
The minor roads narrower than 30m are 
basically service roads for the industrial use, a 
few of them are in the residential areas. 
However, they do not form a systematic 
network which could cover the whole SND. 
 
The 60m-wide roads structure the industrial 
clusters mainly. They are connected to the 
No.312 National Road on the north, to the 
central city area on the east, and the former Wu 
County on the south. The 50m-wide roads 
define the boundaries of main agglomeration 
of industrial sites, and align the other scattered 
industrial parcels. 
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SND 1995 Master Plan SND 2002 Map of existing condition 
 
The residential land use is structured mainly by 
the 40m roads. The two roads connecting the 
old city - the Heshan Road [何山路] and the 
Shishan Road [狮山路] are where the housing 
is most densely located. 
 
Most of the commercial land uses are located 
along the 50m road, bounded by housing. They 
are not systematically organized, and so the 
accessibilities from different residential areas 
vary depending on location. 
 
There is central green park in the SND. 
Smaller parks are scattered around within the 
residential. The distribution is not systematic. 
Not all neighborhoods have the same easy 
access to the green parks. 
 
 
Table 1-2 Comparison of SIP Phase I Urban Planning and Actual Construction 
SIP 1994 Master Plan SIP 2002 Map of existing condition 
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SND 1995 Master Plan SND 2002 Map of existing condition 
 
 
The widest roads connect the SIP with the central city 
on the west, and with the regional network. In Phase I 
the structure is defined by the second level of major 
ways of 45.6m/37.4m/32m. 
 
The industrial zones including both the constructed 
and planned ones align with the 45.6m roads. 
 
 
The residential zones also align with the 45.6m roads, 
bounding the commercial core on the north and the 
south. 
Besides the densely planned commercial core, the 
commercial uses cover the residential area, connected 
by the 32m road in the network. 
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SND 1995 Master Plan SND 2002 Map of existing condition 
 
There’s a central green at the entrance of the 
commercial core. Besides, two lines of greenery are 
built along the 52.4m road and a district-level major 
road, going through the residential areas on the north 
and the south. 
Through grid network, the greenery is easy accessible 
from any part of Phase I. 
 
Although the land could be released most easily, most 
of the land in the commercial core was still not 
released in 2002. 
There are some other land parcels not sold by 2002. 
They are either planned as residential or industrial, all 
of which are easy accessible along the major traffic 
ways. 
Source: The 2002 existing land use of SIP is provided by the Suzhou Planning Bureau. 
 
Both SND and SIP are industrial-based districts. Noted from the land use 
pattern and the road network, the urban planning of SND is production oriented. The 
land use structure represented a model of an industrial town. The layout of the main 
traffic ways was following the need of industrial development and commercial 
activities. In comparison, the urban planning of SIP tries to create an industrial 
township and a pleasant living environment. In the SIP Master Plan, the intentions of 
making communities and urban centers are evident. Moreover, the planning of traffic 
network placed an equal emphasis on the accessibilities to the industrial as well as the 
residential areas. Contrasting the planning and development of both industrial districts, 
one could easily observe the differences in network layout, the land use pattern, and 
the typical development process. (Tab. 1-3) 
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Table 1-3 Comparison on the urban planning and implementation between SND and SIP  
land use road network Control on the 
master planning 
level planning implementation planning implementation 
SND 
intended to control 
through simplistic 
zoning, allow more 
flexibilities in 
implementation 










the planned network 
is partially completed 
 
SIP 
intended to control to a 
more detail extent 
through systematic 
planning model 
resulted in a more 
ordered and integral 






the planned network 
is almost completed 
 
Firstly, in terms of network planning, SND is mainly planned for self-
sufficiency. It has limited connectivity to the regional highways. The only two 60m-
wide roads were built to link the industrial clusters in the region. Not all the planned 
roads are built, depending instead on the need of development. Only some land 
parcels are constructed with minor roads. Neither have the planned road widths been 
actualized strictly. In contrast, SIP plans more roads to supplement the regional 
network, rather than creating network on its own. The primary traffic ways connect 
with the regional network; and the less major ones structure the commercial core, the 
industrial zones and the residential zones. 
Secondly, in terms of land use pattern, the SND planning seems more 
simplistic in zoning. In the actual construction, the land use structure looks ‘organic’. 
The residential zone and the industrial zone mixed with one another, and some parcels 
in the planned commercial zone became residential instead. Since the relocation of 
existing local inhabitants brings difficulties, private developers prefer to take land 
parcels that have less relocation difficulties. Therefore, it is easier for local 
governments to derive short term benefit from certain land parcels. As a result, an 
unevenly distributed development pattern is caused following the preference of these 
developers. By contrast, the SIP planning and development seems more systematic. 
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The commercial land use, for instance, is planned in a hierarchical manner. The actual 
construction complies almost entirely with the planning. Construction takes place in 
an orderly manner.   
Thirdly, in terms of development process, there are two types of master 
planning in SND, the short-term and the long-term. In the short-term, it is intended 
that the Master Plan be developed as one phase, while in the long-term, the peripheral 
industrial use could expand further. Because of the variable market dynamics, zoning 
of SND has a rather flexible control on land development. In SIP, the Master Plan is 
intended to cover the whole development, but the development is carried out in three 
phases. The Detailed Planning is not made until before immediate construction. 
Because of such different development strategies, the planning control of SIP over 
land development is more in depth.  
Last but not least, although market economy is practiced in both SND and SIP, 
the variation of actual construction from the original plan was larger in SND than in 
SIP. In SND, the actual development projects tend to agglomerate in certain locations. 
Take housing projects for example, they were planned to cover the central area of 
SND (referring to Table 1-1 at p.9). However, when implemented, housing projects all 
concentrated along Heshan Road and Shishan Road. On the contrary, the land parcels 
in SIP which are most easily released for development are reserved until the end, like 
the parcels in the commercial core area. 
In conclusion, the common problems in Chinese urban planning, as pointed 
out by previous researchers including ineffective planning control and fragmented 
development, are found in SND. Meanwhile, SIP has more effective control over 
planning implementation, which results in more systematic development.  
In terms of urban planning, there have been studies on the SIP urban 
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development on: how China and Singapore collaborate in the project; how the overall 
Singaporean management system is adapted in SIP;21 what the design concepts of SIP 
master plan are, etc. There are also studies on some technical issues in SIP urban 
planning, such as the technique of data management in urban planning. All previous 
studies are either from the perspective of urban planners, illustrating planning design 
alone; or from the social aspects, focusing on collaboration and the management 
system. No investigation has been done on how the urban planning affects the 
transformation of physical environment. Therefore, the scope of study is intended to 
fill this gap.  
1-4 The scope of study  
There are many intentionally planned and built new zones among Chinese 
cities. Concerning the Chinese urban restructuring and successful attempts of 
planning reform, a great amount of empirical studies are needed.  
Although the process of urban development is multi-forces driven, I am 
interested to know the role of urban planning in the development process. What is 
planned? How has the planning been implemented? How is the city form transformed? 
Does it inform an effective planning system? With all these questions in mind, I am 
curious to find out the urban planning in Suzhou, and especially the urban planning of 
SIP.  
I believe that systemic issues are fundamental in urban planning. When cities 
all over the country are attempting to achieve more effective planning control, SIP has 
achieved some positive results. Given that the SIP has conducted a more systematic 
urban development and SIP is more competitive in building the business center of 
Suzhou, this dissertation will investigate in detail the planning structure and planning 
                                                 
21  Initial Exploration of SIP's Adaptation of Singapore Experience. Nanjing, PRC: Nanjing 
University Press, 2004. 
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implementation of SIP.  
Unlike other DZs in China, SIP has its privilege as a national level joint 
venture. Its privilege has set it apart from the local system. Much Singaporean 
experience is transplanted in establishing the SIP. The application of Singaporean-like 
planning system has shown its effectiveness. As the history of SIP urban planning still 
represents a typical process of industrial-park-making in China, I would like to 
explore its urban planning system, which I believe would provide experience and 
contribute to the many contemporary DZ developments in China.   
Although a comparative analysis has been done earlier, this dissertation will 
not continue with a comparative study between SND and SIP. The contrast shown 
above reveals that SIP has more effective planning control than SND. According to 
what the previous researches have pointed out, the ineffective planning 
implementation is regarded as a common problem in China’s current urban planning 
practice. SND and SIP are different in their own planning and development 
approaches. This dissertation will not go further into the urban planning of SND. After 
a retrospect of urban planning and urban transformation in Suzhou, it will investigate 
the urban planning of SIP, with reference to the general Chinese urban planning. 
The scope of study here is limited to the physical urban planning, including 
the planning concept, the planning structure, and the implementation process. Other 
aspects such as the political collaboration in SIP, or technical issues of urban planning 
are beyond the scope of study. Urban design issues are beyond discussion too. 
Although implied in the earlier comparison, the study does not intend to define what a 
good urban environment is, nor does it intend to answer what is a good model of 
urban planning. It will not attempt to compare the planning system between China and 
  16
Singapore. With the background study of Suzhou urban transformation, SIP is the 
only case to be examined in depth.  
1-5 Research structure 
In examining the planning and development of SIP, the main research question 
is: how has Suzhou’s new CBD been formed in the industrial park of SIP? In order to 
answer this, three sub- questions are raised. Firstly, how has the multi-nodal urban 
structure been formed in Suzhou city? Secondly, how has the development of SIP 
been planned and developed? Finally, how has the SIP commercial core gained the 
highest potential of becoming Suzhou’s CBD? Through answering these three sub-
questions, the research scale is gradually narrowed down, from Suzhou City to the SIP 
district, and finally to the commercial core. 
In all, there are six chapters in this dissertation. Following the first chapter on 
introduction, Chapter 2 begins with an overall picture of China’s urban expansion in 
recent decades. The discussion will focus on the relationship between DZ-making and 
urban transformation. The influence of economic reform on the practice of urban 
planning will also be explained. It will also discuss the new trends of urban planning. 
The intention of this chapter is to establish the typical condition of urban 
transformation and urban planning of Chinese cities in the post-reform period. 
Chapter 3 narrows down the scope to Suzhou. Why Suzhou is chosen as the 
case study will be explained. Questions on the urban development of Suzhou will be 
explored. For example, how was Suzhou’s urban development after the reform? How 
has the industrial development affected its urban transformation? After the 
institutional reform, does the administrative setting have impact on the urban 
development? Master Plans and city maps will be studied, while relevant statistical 
reports will be analyzed.  
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The discussion on Suzhou’s urban spatial transformation in Chapter 3 leads to 
the study of Suzhou’s urban-center restructuring in Chapter 4. In Chapter 4, the 
emergence of Suzhou CBD in SIP will be investigated. What the current commercial-
center structure is and whether there is a trend of multi-nucleation will be examined. 
Before looking into the shaping of CBD in SIP, the phenomenon of CBD making will 
be discussed in general from the global perspective, as well as in the Chinese 
contemporary urban context. As the proposal of Suzhou CBD in SIP was initiated 
upon its establishment, the study will start from looking at the earliest 1994 Concept 
Plan. How has the urban planning been modified and how has it affected the urban 
construction through the subsequent years will be studied. Finally, the changing role 
of SIP in the Suzhou urban development will be discussed, in relation to the sequence 
of how its commercial core became the CBD of Suzhou. 
Chapter 5 and Chapter 6 will focus on the analysis of SIP’s urban planning 
system and development process. Known as an application of Singapore’s planning 
model, how has the Singaporean experiences been adapted to the Chinese urban 
context? What are the experiences of SIP urban planning? These are the main research 
interests. Basically, two kinds of materials are studied. On the one hand, planning 
drawings are used to study the planning system and understand how they control 
development. On the other hand, regulations and mechanisms are important data in 
examining the responsibilities of institutions taking charge of planning and 
development. It is expected that some lessons drawn might be useful to the current 




CHAPTER 2: CHINA’S URBAN EXPANSION AND URBAN 
PLANNING AFTER THE REFORM 
 
2-1 China’s Urban Expansion  
2-1-1 China’s Urban Development and Urban Expansion 
In the recent twenty years, China’s rapid economic growth and urban 
transformation have attracted attention from all over the world. Urban constructions 
took place both inside and outside urban areas. In the old towns, new constructions 
are erasing the old urban fabric. In suburban areas, huge scale development projects 
eat up large areas of rural land.  
Developing industrial projects in the suburban area has been one of the driving 
forces of China’s urban expansion. Since the end of last century, a rapid growth of 
industrial space has been witnessed all over the outlying areas of Chinese traditional 
cities. The increasing number of large scale industrial development projects is 
tremendous, and this has great impact on Chinese urban transformation.  
In the Maoist period (1949-1976), the industrial sites were dispersed widely 
throughout the city. Its intention was to foster housing – factory coalition under the 
danwei [单位] (work-unit) idealism. Later, the strategy of urban development was 
changed, so industries began to relocate to suburban areas, and new industrial sites 
were planned and built in places remote from the central city. As new housing was 
constructed and growing numbers of migrants moved in, the trend of suburbanization 
became evident in China’s urban development. Besides, as some counties around the 
city proper were placed under the administrative purview of the city, the territorial 
power of the city was enhanced further. 
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2-1-2 DZ development and Urban Expansion 
Among all China’s urban strategies, one of the most influential is the 
establishing of Special Economic Zone (SEZ) [经济特区] or DZ. The schemes of 
SEZ and DZ were initiated after the Economic Reform by the Central State, and 
became significantly important in realizing the Reform in China’s urban development. 
Special policies are assigned to SEZs and DZs. For example, significant tax 
concessions are offered during the early life of a project in SEZs and DZs, forming 
one of the biggest benefits to the foreign investor. 
 It was by the establishment of SEZ and DZ that China's policy of economic 
reform was carried out throughout the whole country, where firstly a few cities were 
introduced the open market, then a few regions, and finally almost the entire nation.  
According to the official website of ‘China Development Gateway’, ever since 1980, 
China has established SEZs in Shenzhen, Zhuhai, Shantou, Xiamen and the province 
of Hainan.  
‘Convinced by their achievements, in 1984, 14 coastal cities were opened – Dalian, 
Qinhuangdao, Tianjin, Yantai, Qingdao, Lianyungang, Nantong, Shanghai, Ningbo, 
Wenzhou, Fuzhou, Guangzhou, Zhanjiang and Beihai. In 1985, the state decided to 
expand the strategy to larger coastal areas. The Yangtze River Delta, Pearl River 
Delta, Xiamen-Zhangzhou-Quanzhou Triangle in south Fujian were extended as the 
open economic zones.  Together with them, Shandong Peninsula, Liaodong 
Peninsula, Hebei and Guangxi were designated as an ‘open coastal belt’ [沿海城市
开放带 ]. In 1990, the Chinese government decided to open the Pudong New 
District in Shanghai to overseas investment, and later opened more cities in the 
Yangtze River valley. In this way, a chain of cities were opened in the Yangtze River 
Delta, with the Pudong New District in Shanghai as their “dragon head” [龙头].  
‘Since 1992, all the capital cities of inland provinces and autonomous regions and a 
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number of border cities were opened by the State Council. In addition, 15 free trade 
zones, 32 state-level economic and technological DZs, and 53 new- and high-tech 
industrial DZs have been established in large and medium-sized cities. As a result, a 
multi-level, multi-channel, omni-directional and diversified pattern of opening, 
integrating coastal areas with river, border and inland areas have been formed in 
China. (Fig. 2-1) As these open areas adopt different preferential policies, they play 
the dual roles of ‘windows’ in developing the foreign-oriented economy, generating 
foreign exchanges through exporting products and importing advanced technologies 
and of “radiators” in accelerating inland economic development.’ 22   
Figure 2-1 The process of China’s opening:  
from coastal open cities to vast DZs among Chinese cities 
 
Source: Edited from Yeung, Yueman; Hu, Xuwei. 199223  
 
                                                 
22 Special Economic Zones and Open Coastal Cities China Internet Information Center, [cited 
2005]. Available from http://www.chinagate.com.cn/english/1209.htm. 
23 Yeung, Yueman; Hu, Xuwei. "China's Coastal Cities as Development and Modernization Agents: 
An Overview." In China's Coastal Cities, edited by Yueman; Hu Yeung, Xuwei, Honolulu: 
University of Hawaii Press, 1992. p.3 
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There are various types of DZs , in terms of different economic activities, their 
names are differentiated, such as Economic and Technological Zone, Free Trade Zone, 
Hi-tech Industrial Development Zone, Taiwanese Investment Zone, Border and 
Economic Cooperation Zone, Export Processing Zone, and Holiday and Tourist 
Resort. 24  Two of the major intentions of making DZs were to attract foreign 
investment and to experiment with market-economy under China’s socialist system. 
With the foreign capital and experiences introduced, these zones were expected to 
become developed first, then lead the development of other places, and finally achieve 
modernization and urbanization in the whole nation.  
The strategy of DZ development brought along urban construction boom 
among Chinese cities in 1990. With the intention of developing industries, many local 
governments spontaneously started to plan their own DZs. Most of these development 
zones were intended to generate local economic growth. Rather than using the name 
of DZ, many local administrative units proposed Hi-tech Districts in their authority 
areas. Although some regulations were made around 1985 on the management of 
these DZs,25 the construction of these development zones went out of control due to 
the uncertainties in the transitional economy, most of which occupied large areas 
which were not at all necessary.  
In order to control the urban construction, many provincial/municipal 
governments were required by the State to amend the local regulations on controlling 
the land development of DZs in 1993. Examples include Jiangsu Province, Anhui 
Province, Tianjin, Chongqing, Guangzhou, etc. The regulations varied according to 
different local conditions. In general, the name is ‘Regulations on the Management of 
                                                 
24 China Development Zones [cited 2005]. Available from http://www.cadz.org.cn/en/. 
25  Regulations on the Management of Technological and Economic Development Zones 
Chinalawinfo Co., Ltd. and the Legal Information Center of Peking University., [cited May 6 
2006].  
Available from http://www.lawinfochina.com/list.asp?page=2&ldb=1&lsubject=20&kt=1&kf=0. 
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Technological & Economic Development Zones’ [经济技术开发区管理条例]. It was 
stated in the regulations that local government should get permission from the 
provincial government before they could plan any type of development zone. The 
administrative unit which is lower than the county level does not have the right to 
propose development zones on their own. The township level governments are not 
allowed to establish development zones, but only the collectivity of industries or 
enterprises. 26  
Though the further expansion of development zones was controlled, urban 
expansion has already been shaped. In some cities, such as in Shanghai, Tianjin, 
Qingdao, Suzhou, and Kunshan, the urban area has expanded to two or more times 
their previous size,27 The shapes of their urban form are transformed, and new growth 
centers are created on peripheral urban areas. Some of the new settlements become 
new districts of the city; some of the others are so large that they become new towns 
away from the old central city.  
2-2 China’s Urban Planning after the Reform 
2-2-1 The decision making system of urban planning 
In China, the administrative system is divided into four levels: provincial level 
(including the municipalities directly under the Central Government [自治区 ]), 
prefecture level (cities with districts), county level (and district level), and township 
level. Each level has a People’s Congress elected by the local population, and each 
one is accountable to the level above. Government at provincial, municipal or 
prefecture level serves a term of five years. And government of townships serves a 
                                                 
26 "Kaifaqu, Zhongguo Dute De Xiandaihua Zhi Lu (Development Zones, China's Unique Way of 
Modernization )." Tequ Jingji 3 (1996). 
27 Wang, Hui. "Kaifaqu Yu Chengshi Xianghu Guanxi De Neizai Jili Ji Kongjian Xiaoying (the 
Inter-Relation of Development-Zones and Urban Transformation)." Planning Studies 27, no. 3 
(2003). 
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term of three years. (Tab. 2-1) 
Table 2-1 China’s administrative divisions  
 
Diagram drawn by the author according to the description of China’s Local Administrative System28  
 
Since the 3rd plenary session of the 11th Chinese Central Committee in 
December 1978, China's economic structure has been radically reformed. The former 
highly centralized planned economy (the Soviet model) was transformed into a 
planned commodity economy which effectively combines market and planning.29 The 
institutional reform took place accompanying the economic reform. Before the reform, 
the provincial units were dominant in carrying out the State’s development plan, as 
the production and development were organized by the provincial government. The 
commands were transmitted down to the various local bureaus through the 
administrative hierarchy within the province. After the reform, the decision making 
process is decentralized into local units, and the municipalities started to become a 
basic unit that controls urban development. Following the continuous decentralization 
of decision making, the urban district becomes more influential in determining the 
pattern of land development. 
                                                 
28 China's Local Administrative System China Internet Information Center, [cited 2005]. Available 
from http://www.china.org.cn/english/Political/28842.htm. 
29  Economic Policy-Making Asia-Pacific Region. Edited by John W. Langford，K. Lorne 
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Therefore, local governments have become the major power in urban 
development after the reform. For local governments at and above the county level, 
their primary function and power is to conduct local administrative work on economic 
development. They make socio-economic development strategies, organize and 
coordinate economic activities, and provide infrastructure and services for economic 
development. As indicated in Hu’s study, the local financial revenue of the 
governments above township level mainly comes from the corresponding level SOE, 
including ‘within-budget taxes (including income tax, industrial-commercial 
taxes/circulation taxes), extra-budgetary revenues (including local taxes, contracted 
profits, management fee, ad hoc charges, loans and voluntary contributions, enterprise 
retained profits), and subsidies and grants.’ 30  With the introduction of market 
economy, under China’s strategic development scheme of ‘ge qi lu zao’ [各起炉灶] 
(meaning eating in separate kitchens), these local governments need to make their 
own decisions and promote local development in order to be competitive in the 
market. 
2-2-2 Urban Planning Structure after the Reform 
Table 2-2 Planning Process according to the 1989 City Planning Act  
 
Source: Edited from Yeh, 1999 p.190 
                                                 
30 Hu, Tianxin. "Urban Expansion under the Decentralization Reform in China." The Chinese 
University of Hong Kong, 2003. p.68 
Detailed Construction Plan 
(DCP)
City and County Systematic Plan 
Master Plan 
District Plan 
Detailed Development Control Plan 
(DDCP)
Legitimized in the Act Not legitimized in the Act
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According to China’s 1989 City Planning Act, the function of urban planning 
is to define the size, the spatial structure, and the orientation of economic 
development for the socialist modernization of Chinese cities.31 The Act states that 
Chinese urban planning consists of two tiers, the Master Plan and the Detailed Plan. 
(Tab. 2-2) 
The Master Plan and the two Detailed Plans including the Detail Development 
Control Plan (DDCP) [控制性详细规划] and the Detail Construction Plan (DCP) [修
建性详细规划] are legitimized Plans in the Act. The Master Plan outlines the general 
land use pattern of a city. It usually covers a long-term of 20 years, and provides the 
strategic direction for development. Generally, a Master Plan should indicate the 
scope of planning, the spatial structure and the orientation of economic development 
of the city.   
The Detailed Plan defines the area which faces immediate development or is 
specified in the Master Plan. It is based on the Master Plan and provides detail 
guidelines for the various construction projects within short-term development. 
Detailed Plan consists of two parts, the DDCP and DCP.  
The DDCP is made by the Planning Bureau under the municipal government. 
The district-level government could also prepare DDCP for their administrative areas. 
It is prepared when the future development is uncertain. Perhaps because of the reason, 
the 1989 Planning Act does not state the exact functions and required controlling 
parameters of DDCP. As a result, the DDCP always ends up with a frame of land use 
zoning.  
One step further than DDCP, the DCP is prepared for projects facing 
immediate construction. According to the Act, DCP should indicate controlling 
                                                 
31 Mentioned by Yeh A G O, Wu Fulong. "The Transformation of the Urban Planning System in China 
from a Centrally-Planned to Transitional Economy." Progress in planning 51, no. 167-252 (1999). 
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parameters such as the boundary line, the building density and building height, the 
general site layout, the utility engineering plan, and the three-dimensional site plan. 
Besides the two-tier urban plans, the other plans have not been stated as 
compulsory in the Act. However, some plans have been spontaneously practiced, and 
commonly adopted as important components in achieving the systematic planning 
control.32 Larger than the scale of Master Plan, there are City and County Systematic 
Plan [城镇体系规划] and Municipality Plan [市域规划], which covers larger area 
than the central city proper. Usually they are used to arrange infrastructure projects in 
the regional scale. Before the Master Plan at the same scale, the Strategic Plan [规划
纲要] is prepared so as to determine the strategic development of the municipality. 
Though it has not been legitimized, it should be prepared according to the explanatory 
notes of the Act. One level below the Master Plan, the District Plan [城市分区规划] 
is prepared. Different cities may have various levels of District Plans. It may be of 
similar depth with the Master Plan, it could also be as deep as the DDCP.   
As is stated in the Act, the provincial/municipal state has the responsibility to 
make the City and County Systematic Plan. The city government has the 
responsibility of making city Master Plan. The state government has the responsibility 
of making county Master Plan. The Act reserves the flexibility in DDCP, in 
consideration of the uncertainty during the development process. Through Master 
Plan and DDCP, and before immediate construction starts, the city government can 
only make macro plans to influence the urban development. In the transition from 
centrally-planned to market-driven economy, urban planning plays a less important 
role in regulating the land development. Meanwhile, the urban development at the 
                                                 
32 Yeh A G O, Wu Fulong. "The Transformation of the Urban Planning System in China from a 
Centrally-Planned to Transitional Economy." Progress in planning 51, no. 167-252 (1999). 
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micro level basically falls into the control of local governments and is normally 
market-oriented. 
According to the 1998 Land Administration law, China practices the socialist 
public ownership of land. Within cities, the urban land is owned by the State, while 
the rural and suburban land is owned by the peasant-collectivity. However, if it was 
for the public-interest, the rural and suburban land could be requisitioned by the State 
legally. The State distributes the land development to the administrative governments 
above the county level. They would then be responsible for organizing the land 
resources and planning the land development.   
The privatizing of land use right further intensified the importance of land 
development to the local government. After 1986, the leasehold tenure of land became 
a property right. In 1988, the Land Administration Law was amended, allowing the 
State to trade the leasehold tenure of land to the enterprises through negotiation or 
auctions. Around the same year, another urban land use tax was also established, and 
in 1990 further refinements were made. By then, land development has become the 
local governments' essential approach to stimulate economic achievement, and has 
entered into a market-oriented era. It becomes even more significant because it also 
relates to the career destiny of local official leaders. In the state government, the 
official leaders at the provincial, prefecture or municipal level serve a term of five 
years. After the term ends, the achievements during their reigning period would be 
considered as the evidence of their leadership and ability, such as the increase in GDP, 
the beautification of urban environment, etc. Later on, they could be promoted 
according to these records. Usually, when new official leaders are elected, new master 
plans are made and new proposals of big development projects are carried out. The 
project-leading strategy is widely adopted in China's urban development. At the local 
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level, urban development becomes an evolving process that goes with the market 
dynamics. 
2-3 New Trends in Urban Planning 
2-3-1 The Trend of Forming Urban Regions 
In the global context, there’s a rising interest of urban studies on forming 
urban regional network in the polycentric urban regions. As demonstrated in recent 
European urban studies, polycentric urban regions are ‘collections of historically 
distinct and both administratively and politically independent cities located in close 
proximity and well connected through infrastructure.’33 It is believed that regions in 
general are becoming the most important spatial level of international territorial 
competitions. It is argued that the development of an urban regional network is 
beneficial in terms of synergy thanks to the complementarity and cooperation between 
cities. The evidence of this trend is shown by ‘concepts of a wide variety of European 
countries cl. Belgium (urban networks), Denmark (polycentric national centers), 
Estonia (urban networks), France (réseaux des villes), Germany (Metropolregionen; 
Städtenetze), Greece (twin poles), Italy (city networks), Ireland (linked gateways), 
Lithuania (Metropolis Vilnius–Kaunas), the Netherlands (urban networks), Poland 
(duopols) and Switzerland (vernetzte Städtesystem).’34  
Upon joining the World Trade Organization (WTO), China is having more 
communication with the global economy. Following the rise of gateway cities such as 
Hong Kong and Shanghai, high density urban regions are forming in China. The city 
region centered on Shanghai has become especially impressive since the early 
                                                 
33 Meijers, Evert. "Polycentric Urban Regions and the Quest for Synergy: Is a Network of Cities 
More Than the Sum of the Parts?" Urban Studies 42, no. 4 (2005): 765-81. p.765 
34 Ibid. p.766 
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1990s.35 The Pudong New District in Shanghai has been transformed from green 
fields to China's leading technology and financial center within less than a decade. As 
Shanghai becomes more significant along the Asia Pacific coastlines, Yangtze River 
Delta is facilitated with more chances to connect to the global market. Cities in the 
delta become more connected with Shanghai in personnel flows, technology flows, 
information and financial flows.36 Kunshan and Suzhou, for instance, benefited from 
the proximity with Shanghai, have a great advantage in attracting foreign capital to 
invest on their industrial districts, which have grown into industrial centers.  
Planners have to consider contemporary city planning in a larger scale. Yet, the 
growth of these city regions is not so much a consequence of conscious central 
planning. Instead, it has more to do with the result of local government' response. In 
the densely populated urban region of Yangtze River Delta, the competition among 
cities becomes very intense. Each city tries to raise its significance in the region and 
attract foreign investment. In urban construction, such competitions have resulted in 
formalistic urban projects like squares and parks, large scale manufacture sites, and 
high-rise office or residential towers. 
2-3-2 Yangtze River Delta in the trend of forming urban regional network 
2-3-2.1 Urban development of Yangtze River Delta in Chinese reform 
After the reform, the Yangtze River Delta has become the most prosperous 
region in China, with a full scale of development. It covers the southern part of 
Jiangsu Province and the northern part of Zhejiang Province, including 14 
municipalities and 72 counties. (Fig. 2-2)  
The total area of the delta exceeds 100,000 sq km. If commuting populations 
                                                 
35 Mentioned by Ma, L.J.C.. "Urban Transformation in China: 1949-2000:  Review and Research 
Agenda." Environment and Planning A 34 (2002): 1545-69. 
36 J. Bruce Jacobs, Lijian Hong. "Shanghai and the Lower Yangtze Valley." In China Deconstructs 
Politics, Trade and Regionalism, edited by S.G.Goodman & Gerald Segal David. London and New 
York: Routledge, 1994. 
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are counted, the urban population may exceed 55% of the total population in the 
region. During 1985 and 1995, there were 17 more small-scale cities and 5 more 
medium-scale cities.37 Within the region, three cities have a citizen population of 
more than 1 million – Shanghai (17.8m)38, Nanjing (6.4m)39 and Hangzhou (6.2m)40; 
four cities have a population of 0.5-1 million; and three cities have a citizen 
population of 0.2-0.5 million.41 High level of urbanization was achieved by more than 
60 cities, 1000 townships and 100, 000 villages in the whole delta.  
Figure 2-2 The pattern of urbanization agglomeration in the densely populated Yangtze River Delta, 
1995 
 
Source: Hu Xuwei, 2001, p.230 
                                                 
37 Hu Xuwei, Zhou Yixing, Gu Chaolin. Zhongguo Yanhai Chengzhen Miji Diqu Kongjian Jiju Yu 
Kuosan Yanjiu (Studies on the Spatial Agglomeration and Dispersion in China's Coastal City and 
Town Concentrated Areas). Beijing: Science Publisher, 2000. 
38 The Population of Residence in Shanghai by the End of 2005 Shanghai Municipal Population 
and Family Planning Commision., 2006 [cited May 2006]. Available from 
http://www.popinfo.gov.cn/popinfo/pop_docrkxx.nsf/v_tjzl/89AD046432B2F47F4825714500223
AB3. 
39 The Population of Residence in Nanjing by the End of 2005 Nanjing Municipal Population and 
Family Planning Commision., 2006 [cited May 2006]. Available from 
www.nanjing.gov.cn/cps/site/ nanjing/102005/cx_xp_mb_a2004040618879.htm 
40 The Population of Residence in Hangzhou [cited May 15, 2006]. Available from 
http://www.xzqh.org.cn/quhua/33zj/01hangzhou.htm 
41 Zhang, Shangbin. "Changjiang Sanjiaozhou Chengzhen Miji Diqu Chengshi Xingtai Yanjiu (the 
Spatial Form of City Regions in the Urban Agglomeration of Yangtze River Delta)." Ph. D. 
dissertation, Tongji University, China, 1998. p.93 
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There was a distinctive history of urbanization in the Yangtze River Delta 
before the Chinese economic reform, which was started from the small township 
enterprises. This mode of local-generated economic development has provided a 
strong base for its later industrialization and urbanization as well. Especially its Su-
nan [苏南] region (the southern portion of Jiangsu Province) was considered to have 
achieved the most developed rural industry in the whole country of China. Its 
experience of ‘Su-nan model’ well represented the fundamental stratum of the 
Chinese population–the peasantry, which was a grass-rooted process of 
industrialization and urbanization and was led by the rural enterprises in small 
townships. Started between the late 1960s and early 1970s, most of the early rural 
enterprises in Su-nan were focused on manufacturing. They are small in scale and 
flexible in operation, every effort was directed to the type of activity that has the 
greatest profit. But since they were technologically low level, they had to rely on large 
cities for technical support. 
With the ‘Su-nan model’, the rural enterprises in Su-nan have achieved 
increasing wealth and urbanization level. With increasing wealth accumulated, new 
housings of two-storey were seen throughout Su-nan region, evidently showing off 
their property. The urbanization achieved was indicated on two levels, one was on 
transferring the rural population to the urban population, and the other is on 
transforming rural towns into urban areas. On urbanizing the population, nearly half 
of the agricultural labor became factory workers. The increase in commuting 
population also leads to a rapid population increase of towns. On urbanizing the rural 
towns, the small towns expanded continuously along some major traffic lines which 
were connecting the important cities. And ultimately, some of them might be merged 
with the cities.  
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2-3-2.2 The trend of forming urban regional network in Yangtze River Delta 
In the Yangtze River Delta, the transformation of urban development could be 
interpreted through two processes of development–the improvement of transportation 
technology, and the adjustment of local government’s strategy in adaptation to the 
national reform. 
Firstly, the construction of railways changed the pattern of industrial 
settlement structurally. Instead of solely relying on the waterway transportation, 
railways became the main vehicle for transporting goods. As the industrial activities 
were mostly heavy industries at the time, they need to be located near the major traffic 
ways. As more and more factories agglomerated along the two important railways – 
the Shanghai-Ningbo line and the Shanghai-Hangzhou line, they became the 
structural skeleton of the then industrial settlement. Cities as the traditional trading 
centers also lost their dominance because of the change of transportation pattern, 
while cities with better transit system emerged as the new industrial centers.  
Secondly, the rising autonomy of local development resulted in the separation 
of urban development by the boundary of administrative units. The decentralization of 
central power enabled the local governments to make decisions for the local 
development. The responsibilities of these local governments changed from 
implementing the central-plan to making development strategies according to the 
local context. The autonomy in the local development contributed to the isolation of 
planning between different authority areas. And in order to achieve higher local 
revenue, the local governments would have to follow the market. Most of the 
constructed developments were profit-making projects. They tended to concentrate in 
certain areas, resulting in the inequality of land use pattern. And since most of these 
developments were locally oriented, the proximity with other cities was not regarded 
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as important in their plans. For example, the two provinces near Shanghai – the 
Zhejiang and Jiangsu provinces developed their industrial systems based on their own 
provincial administrative structure, with the proximity to Shanghai mattered little 
during the process.  
Though the level of urbanization is high in Yangtze River Delta, the cities and 
counties adopted similar development strategies and have similar urban problems. 
They are all profit driven and expecting short-term benefit. They develop similar 
manufacture industries and all build industrial parks. Furthermore, they all have urban 
sprawl and threaten the natural environment. Although each local government made 
effort in developing their own traffic network, few of them made contribution to the 
construction of regional network. Lacking coordination and cooperation, the locally-
oriented ‘administrative power’ has become the main impediment to making full use 
of the resources in the region. Since there was no integral planning at the provincial 
level or the regional level, the local administrative units do not have a mutual 
understanding of how to work together; neither would they have the intention to 
complement each other’s disadvantage by promoting their own advantage.  
Especially now, when the market has become more connected everywhere, the 
lack of integral planning and coordination might block every individual city from 
achieving its full development potential. The limited natural resources as well as 
human resources in the Yangtze region call for a more balanced distribution. The 
construction of transportation and infrastructure system in a regional scale is the basic 
demand of shaping the urban regional network and should be planned and 
implemented as a priority. And in order to reach a mutual understanding of region-
wide benefit, a system is needed for different administrative units to share and 
coordinate their interests. 
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2-4 Sub-conclusions 
The urban planning system in China is in transition. There’s a need of 
planning reform, and also a demand of new planning structure and implementation 
system. From the centrally-controlled urban planning to the one that works flexibly 
with the market, it is not easy yet necessary to find a balance.  
In China's post-reform urban context, cities are the basic units of urban 
planning and development. As the decentralization of Central power resulted in the 
rise of local autonomy, the prefecture (or municipal) level government leaders became 
the essential decision-makers. A new development model called DZ emerged during 
China’s open reform, which is given autonomy in practicing new ways of planning 
and development. Since most of the DZs are newly created urban settlements, their 
development help local governments to increase the urbanization speed effectively. 
Also, the development of DZs enables the local government to achieve economic 
growth within a short period. Therefore, almost every Chinese city makes great effort 
in developing DZs. The project-leading strategy was so widely-adopted that it quickly 
became the main driving force of urban expansion in China in the 1990s. 
The speed of urban development is fast and the level of urban expansion is 
tremendous. The first Chinese city planning act published in 1989 was to apply 
planning control over the rapid urban development. However, in the booming nation-
wide construction, the legitimized two-tier planning structure of ‘master-plan and 
district-plan’ was not able to achieve effective control. Not only the development 
speed exceeded the planning estimation, the planning implementation was also very 
difficult to fulfill. Some additional plans are therefore practiced in order to 
supplement the two-tier planning control. For example, the City and County 
Systematic Plans which are above the level of Master Plan and the Detailed Control 
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Plans that are below the level of District Plans are practiced widely. Nevertheless, the 
authority of these additional plans has yet to be legalized across the whole country.   
The urban planning in transition affects the way urban development is 
conducted. There are also other factors influencing China’s urban transformation 
today. For instance in recent decades, the trend of forming regional urban network has 
a direct impact to the cities’ spatial transformation. Because of the increasing capital 
mobility in the market-economy, communication and competition between nearby 
cities are intensified. Building regional connectivity and the relevant developments 
that followed have become decisive factors in changing the layouts of cities. 
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CHAPTER 3: SUZHOU URBAN DEVELOPMENT AND URBAN 
PLANNING AFTER THE REFORM 
 
3-1 Suzhou: As A Case Study 
Suzhou is a Chinese city chosen to be studied in this dissertation. The city is 
famous for its historic town where numerous cultural heritage sites are still preserved. 
The township enterprises in the City Region of Suzhou have created the famous ‘Su-
nan mode’ in China before the economic reform and prepared a good industrial 
foundation for the city.  The economic development of Suzhou after the 1990s attracts 
attention from all over the country. In 2004, Suzhou GDP grew 17.6 % from 2003 to 
￥3.5 billion (US$0.43 billion), the annual growth averaging around 15% in the past 
decade.42 Today, Suzhou Municipality has the largest economy in Jiangsu province. It 
comes in third among all Chinese cities in attracting FDI (Foreign Direct Investment), 
behind Shanghai and Shenzhen.  
The Suzhou city proper sits on an area of 1,650 sq km, populated by 2.17 
million residents. Before the 1949 China’s liberation, it used to be a consumptive city 
with an emphasis on the traditional handicrafts and business. However, since the early 
1990s, it achieved remarkable economic growth through technological industrial 
development. After the establishment of Shanghai Pudong Development District, 
Suzhou benefited from its proximity to Shanghai. As land is slightly cheaper and more 
available, many enterprises that want a part in the boom of Shanghai choose to invest 
in Suzhou. With International airport, port facilities and other important transportation 
links, Shanghai is connecting Suzhou to the world.  
                                                 
42 Sin, Lim Hui. The over Spill Effect 2005 [cited 2005].  
























































































































































                                                 
43 Satellite Image of Suzhou City 2005 1999 [cited. Available from http://www.terraserver.com/. 
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The speed of urban expansion in Suzhou is tremendous. From the early 1980s 
to 2004, the urban area of Suzhou has increased four times its original size. A majority 
of the newly constructed areas has been due to the development of new industrial sites. 
As two of the largest industrial development projects, the Suzhou New Hi-tech 
District (SND) and Suzhou Industrial Park (SIP) have been the main contributors to 
Suzhou’s urban expansion and economic development since the 1990s. (Fig. 3-1) As 
the historic town of Suzhou was fully controlled in terms of building heights and scale, 
higher-rise buildings were built along the boundary of the historic town. And the 
highest building densities in the city are also located in the SND and the SIP. (Fig. 3-2) 
3-2 Urban Context of Suzhou 
Table 3-1 The population and GDP of Suzhou in different scales 
 Yangtze River Delta Suzhou City Region Suzhou Municipality 





(2002) 8488.42 (2003) 1649.72 (2003) 129.41 (2003) 
Permanent Temporal Permanent Temporal Permanent Temporal Existing Population 
















Year 2003 29972.50 47693.00 (US$588.8) 47081.00 - 
 
Source: Tao, 2002, p.4344; Jiangsu Province Statistics Year Book, 2004, 2005. 
 
Suzhou is located in the center of Yangtze River Delta. It is adjacent to 
Shanghai, which is 87 km away to the east or an hour’s distance by train. The Suzhou 
City Region covers an area of 8,488.42 sq km (mountain area: 225 sq km, 2.7%; 
water area: 3609 sq km, 42.5%; farm land: 2881 sq km) and a population of 6 million 
(8.5 million if temporary inhabitants are included). The urban area of Suzhou 
Municipality covers 1649.72 sq km and a total population of 2.19 million. The built-
                                                 
44  Tao, Songling; Zhen Fuchun. "Changjiang Sanjiaozhou Chengzhen Kongjian Yanhua Yu 
Shanghai Dadushi Zengzhang (the Spatial Transformation of Urban Area in Yangtze River Delta 
and the Urban Expansion of Shanghai Metropolitan Area)." City Planning Review 26, no. 12 
(2002): 43-48. 
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up area in Suzhou City covers 129.41 sq km and a total population of 2.03 million.45  
Suzhou has a long urban history. Its historic town dates back to more than 
2500 years ago. The shape of the historic town remains similar to its historical map 
which was carved on stone some 700 years ago. 46 The fine pattern of waterways and 
street blocks could still be found in today’s historic town. The 35 km long canal 
network runs through the west side of historic town. Within the historic town of 14.2 
sq km, more than 180 bridges, 245 historical architectural structures, and millions of 
square meters of traditional housing are preserved.47 Among the hundreds of Chinese 
Gardens preserved, four are listed as the UNESCO heritage sites.  
The situation of today’s historic town has been much worse than it was thirty 
years ago. During the process of modern urban reconstruction, the historic town in 
Suzhou has already been damaged seriously. Disastrous damage has been caused to 
the town since Chinese liberation period when constructions of feudal remains have to 
be demolished because of political reasons. The historic walls were torn down, seven 
out of ten historic gates were demolished, and two third of the traditional Chinese 
gardens were destroyed. Only a small number of historical structures survived and 
were kept as the ‘textbook of history’. Besides, the traditional retail shops were closed 
and collective stores were established in order to develop the socialist economy. 
Major roads were widened to increase the transit capacity. For the benefit of tourism, 
direct roads were built to connect scenic spots which used to hide among narrow lanes 
                                                 
45 According to the Table 3-1. 
46 The historical map is referring to Ping Jiang Tu, as described in the website of China Survayor: 
Ping Jiang Tu [cited May 2006].  
Available from http://www.surveyor.com.cn/Article/Meander/200601/Article_157.htm. 
47  Lu, Zukang; Qiu, Xiaoxiang; Xiang, Bingjun; Zhou, Jianbing. "Suzhou Gucheng Konggui 
Bianzhi De Lilun Yu Fangfa Yanjiu (Theoretical and Empirical Research on Making the 
Development Control Plan for Suzhou Historic Town)." City Planning Review 23, no. 11 (1999): 
54-57. 
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and old small houses.48 As a result of the construction for modernization, the texture 
of the historic town was gradually eroded. With the pressure of continuous urban 
reconstruction and new development, the preservation of historic town is threatened. 
To the Suzhou government, the income from the tourism industry has been one 
of the major resources of local revenue. The significance of conserving the historic 
town has always been realized by the city government since the Chinese liberation. 
Facing the strong need of new urban development, the 30 sq km urban area highly 
constrained the potential of development in Suzhou. As all residential use and 
industrial use were concentrated in the urban core, new urban area was needed to 
house new developments. It was hoped that by doing so, the historic town could also 
be preserved in its entirety.  
3-3 Urban Development of Suzhou during 1949-1978 
The first conservation plan was developed in 1959, as a response to the decay 
of the old town. In the 1959 Suzhou City Planning, factories would be relocated to the 
suburban areas, and the tourism industry was enhanced in the historic town. Some 
famous scenic places were redeveloped, and new public places were proposed too. 
Following the idea of building satellite industrial towns promoted by Chairman Mao 
at that time, the 1959 City Plan proposed four industrial sites 10 to 20 km away from 
the city proper, and sufficient housing units were planned on these sties to provide 
accommodation for the workers.49 The major intention of the plan was firstly, to clear 
the slums in the old town and revitalize the tourism industry; and secondly, to 
generate urban development. (Fig. 3-3) 
                                                 
48 Chen, Yong. "Jinxian Dai Suzhou Chengshi Xingtai Yanhua Yanjiu (Research on the Urban 
Transformation of Suzhou in the Modern and Contemporary Period)." City Planning Review148, 





















































































































In 1982, Suzhou was among the first group of China’s National Historic and 
Cultural Cities, designated by the State Council, and received the planning guidelines 
on the historic town preservation. Following the guidelines, the government proposed 
the (1982-2000) Suzhou City Master Plan. The main theme was schematized as ‘Dong 
Cheng Xi Shi’ [东城西市] (an east town and a west city). The intention was to 
enhance the historic town conservation, and accommodate new urban development in 
a new district to the west. 
Four years later, this planning structure was further clarified in the 1986 
Suzhou City Master Plan. (Fig. 3-4) An area of 4.8 sq km located to the west of the 
Great Canal was designated as the new urban district of Suzhou. Urban infrastructures 
and facilities were planned for the new district. The planning goal was to build a new 
Suzhou outside the old town. The old town and the new district were planned to 
specialize in different urban functions. The political center and cultural center would 
remain in the old town, while the industries and the housing developments would be 
constructed on rural land where the suburban industrial town is planned.  
Although several wise strategies were developed in the 1959 plan in dealing 
with the urban context of Suzhou City at the time, they were not actualized in the end. 
After the National Planning Conference announced a three year pause of urban 
planning at the end of Great Leap Movement (1956-1960) in 1960, urban construction 
in all Chinese cities was halted and Suzhou was no different. For the next twenty 
years urban development remained stagnant in China.  
In 1980s, as implementation of the 1986 Master Plan, a large amount of public 
housing was built outside the historic town of Suzhou. All of them were built by the 
city government. Knowned as xincun [新村] (new villages), they were distributed to 
each danwei as socialistic accommodations for staff. The construction of this type of 
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housing in the 1980s was concentrated on eastern and western flanks of the historic 
town. (Fig.3-5) According to Hu Xuwei’s study, from 1982 to 1990, a population of 
33,013 moved out from the historic town. The total population of the central city 
decreased by 8.92%, while the population of the urban peripheral area increased by 
75.13%.50 In general, the new urban development was concentrated around the old 
city. The population flow was constrained within the boundary delineated by the Great 
Canal. Although the new district was proposed in the 1986 Suzhou City Master Plan, 
it was not formed as expected.   
Figure 3-5 Housing agglomeration around the historic town; and the pattern of population flow, 
1982-1990 
 
Source: According to information provided by Suzhou City Planning Bureau and Hu, Xuwei, 2001, p.258 
 
There might be two reasons for the concentration pattern of Suzhou’s urban 
development in the 1980s. Firstly, the limitation of the public transportation system 
constrained the expansion of central city area. As people traveled mainly by bicycle in 
the 1980s, the radius of urban area is correspondingly limited. According to Hu, Zhou 
and Gu’s study, the radius of Suzhou Central Area was 5.5 km in 1982 and 6.4 km in 
1990 all of which were within half an hour’s bicycle ride of 7 km, and therefore were 
reasonable sizes at the time.51 Secondly, only a few public facilities were developed 
                                                 
50 Hu Xuwei, Zhou Yixing, Gu Chaolin. Studies on the Spatial Agglomeration and Dispersion in 
China's Coastal City and Town Concentrated Areas. Beijing: Science Publisher, 2000. 
51 Hu Xuwei, Zhou Yixing, Gu Chaolin. Zhongguo Yanhai Chengzhen Miji Diqu Kongjian Jiju Yu 
Kuosan Yanjiu (Studies on the Spatial Agglomeration and Dispersion in China's Coastal City and 
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among the new housing development. Their residents had to rely on the facilities of 
the old town. Residents who have moved out of the old city still need to return 
frequently. As a result, even though the built-up area of Suzhou City was increased in 
1980s, its structure as a concentric city did not change.  
Observing the Master Plan and urban development of Suzhou in the 1980s, 
some features of Suzhou urban development in the 1980s are reflected. Although the 
city had been planned rationally, it could hardly be fully implemented. The public 
transportation system had constrained the scale of urban development, yet during the 
implementation of urban plans, not much attention was paid on the development of 
the transit system. A majority of the realized urban developments were residential 
developments, which were built to solve housing problems in the traditional urban 
core. Not many public facilities were provided in these housing developments. As 
these new settlements still rely on the provision of facilities in the old city, they could 
only work as the supplement of housing in the old town. In the 1980s, the urban 
structure of Suzhou was not changed though it was planned to be. And the urban form 
of Suzhou remained as a compact city before the 1990s.  
3-4 Industrial Development and the Urban Construction in Suzhou  
3-4-1 Industrial Development of Suzhou before the 1990s 
Before 1990s, the level of industrial development in rural areas was higher 
than that in the Suzhou City. Also, the amount of FDI was also larger among rural 
areas than within the Suzhou City.  
This situation changed after 1990s. The development of industries brings great 
achievement for Suzhou. In 1957, 79.9% of the urban area in Suzhou was residential 
and public buildings, only 8.5% was for industrial land use. In the 1970s, following 
                                                                                                                                            
Town Concentrated Areas). Beijing: Science Publisher, 2000. p.256 
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the national strategy of ‘developing the heavy industry and building the productive 
city’, many urban housing were turned into industrial sites. In 1982, the percentage of 
industrial use increased to 30.3%. After the 1980s, several industrial sites were 
constructed in Suzhou, and they have become the driving force of Suzhou’s urban 
construction. (Tab. 3-2, 3) 
Table 3-2 The speed of industrial development in Suzhou 
1985-1991 1991-1995 The speed of 
industrial 
development 
in the city% outside the 
city% 
in the city% outside the 
city% 
Suzhou 8.73 2.9 29.6 48.8  
Source: Zhang, 1998, p.10352  
 
Table 3-3 The actual use of foreign investment 
1991 1995 Actual use of 
foreign 
investment 
in the city% outside the 
city% 
in the city% outside the 
city% 
Suzhou 23.3 76.7 24.0 76.0  
Source: Zhang, 1998, p.10453 
 
3-4-2 The changing Master Plan and the urban dynamics after the 1990s 
After the 1990s, the developments of SND and SIP have played important 
roles in the urban development of Suzhou. The city government tried to influence the 
urban development at a macro level through master planning, by setting guidelines for 
the urban development on the land use structure, the orientation of economic activities, 
and the population. 
3-4-2.1 1996-2010 Suzhou Master Plan 
The urban development in the early 1990s went far beyond the projection of 
the 1986 Suzhou City Master Plan. Most of the new urban constructions happened to 
west of city proper, and a few emerged along the edge of the SIP site.  
The progress of urban construction was especially evident in Wu County and 
                                                 
52 Zhang, Shangbin. "Changjiang Sanjiaozhou Chengzhen Miji Diqu Chengshi Xingtai Yanjiu the 
Spatial Form of City Regions in the Urban Agglomeration of Yangtze River Delta)." Ph. D. 
dissertation, Tongji University, China, 1998.  
53 Ibid. 
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Hushuguan Township. (Fig. 3-6)Their urban settlement had merged with the Suzhou 
City by 1995. The pattern of urban expansion was irregular, and tended to concentrate 
along the several major traffic ways in the regional network.   
Figure 3-6 Booming Urban Constructions To The West Of City Proper, 1995 
 
Source: Provided by the Suzhou City Planning Bureau  
 
In response to the urban situation by 1995, the planning scope of 1996-2010 
Suzhou Master Plan expanded to an area of 2014.7 sq km. The planning was done in 
three scales. (Fig.3-7)  
Figure 3-7 The three planning scales of the 1996-2010 Suzhou Master Plan 
 
Drawn by the author according to the ‘Amendments of Suzhou Master’ [总规说明书修改] (2002) 
p.5, provided by the Suzhou Planning Bureau. 
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The first scale was the built-up area in Suzhou City of 170.1 sq km (SND, SIP 
and Hushuguan District were included). The second scale was Suzhou City with its 
suburban area of 222.2 sq km. And the third scale included Wu County City, Wujiang 
City and part of Kunshan City with the Suzhou City. To continue the scheme of old 
town preservation, the concept of building the tourism city was retained. In preparing 
the plan, it started to make reference to some more developed cities in the other 
countries, so as to learn from their experiences in urbanization and to provide enough 
space for the future development.  
According to the Master Plan report, ‘one body two wings’ [一体两翼] was the 
urban structure proposed for the urban development. Instead of the old concentric 
urban structure, a three-part urban structure was proposed. The Historic town was the 
main body, and SND and SIP were the two wings. As the importance of SND and SIP 
were highlighted, the urban development of Suzhou was planned to progress in a 
linear direction from east to west while retaining the role of the traditional urban 
center.  
In fact, at least three Master Plans were combined in this plan. The Master 
Plan on the SND area and the SIP area looked exactly the same as the SND Master 
Plan which was done in early 1995 and the SIP Master Plan which was done in 1994. 
The complete City Master Plan was a result of coordination between the two 
industrial developments with the central city. (Fig.3-8) 
In the Master Plan 1996-2010, the development goals of local governments are 
revealed. At least six urban centers were planned among residential areas with similar 
service radius. The industrial site was planned as a belt along the urban periphery. 
Furthermore, a green belt was planned outside the city proper to prevent the urban 
development from further expansion. However, contradictorily, parcels of 
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developments were planned out of the green belt at the same time. They were far 
away from the city center, and each was to become a self-contained settlement. With 
the function of ‘university cities’ or ‘industrial parks’, these urban units enable local 
government to generate revenue by making use of the rural land.    
Figure 3-8 The City Master Plan Cooperates With the SND&SIP Plans, 1995 
 
Source: Provided by Suzhou City Planning Bureau, SND Planning Bureau, and SIPAC 
Department of Planning and Construction 
 
3-4-2.2 2003 Suzhou City and County Systematic Plan 
In 2003, the Suzhou City and County Systematic Plan was published to 
emphasize the importance of coordination among counties and the city in urban 
development. It was recognized that in order to solve the problems of discrete 
planning and development, a mutual understanding of the integral urban development 
should be achieved among different administrative units.  
In analyzing the existing problems, four aspects were emphasized as the 
motivation of the Plan. Firstly, the urban expansion has reached its limit in Suzhou. 
Urban development requires land. However, within the city there is no more 
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agricultural land to be built on. The urbanization of Suzhou has reached its maximum 
level. Secondly, without proper plans, the pattern of urban construction in the 
townships is random. A majority of the developments were real estates or 
development zones. Though the urbanization was fast, the urban form was not 
structured but fragmented by development projects instead. Some of the development 
projects occupied more land than necessary. Thirdly, the industrial development 
among townships and counties had similar content of manufacture. They were all 
small scale, and their similar productions resulted in the intense competition among 
themselves. Fourthly, the urban sprawl of counties and townships has caused the 
decrease of natural resources and threatened the sustainability of the ecological 
environment.54 
In response to the above problems, the systematic plan was intended to orient 
the land development of counties and townships through an integral planning. It did 
not give detail guidelines to counties and townships on urban development, but tried 
to influence their decisions at the strategic level.  
In planning the direction of Suzhou’s development, the correlation with 
Shanghai has been considered essential. Suzhou’s proximity to Shanghai was one of 
its greatest assets in the development. With the completion of Shanghai-Ningbo traffic 
network which includes railways, expressways and waterways, the distance between 
Shanghai and Suzhou was even shortened. How to coordinate the urban function of 
Suzhou and make it complementary to Shanghai’s would determine its direction of 
development. By analyzing the situation of Shanghai, the Plan suggested that Suzhou 
should improve its transit system and emphasize its development on the relevant 
                                                 
54 "2003 Suzhou County and City Systematic Plan Document." Suzhou, China: Planning Bureau, 2003. 
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fields of hi-tech industry, tertiary industry and tourism.55 (Fig. 3-9) 
Figure 3-9 Suzhou City and County Systematic Plan 2002-2020 
 
Source: Provided by Suzhou City Planning Bureau  
Higher expectation was given to SIP development in the Plan. It was expected 
that the SIP would become a top-class National Development Zone and a vibrant 
urban district, which could promote Suzhou to the world. In the Plan, the SIP was 
proposed to be a new urban center that would complement the traditional urban 
centers of Suzhou.56  
3-4-2.3 2005 Suzhou Commercial Centers Network Plan 
A 2005 ‘Suzhou Commercial Centers Network Plan’ was published by Suzhou 
City Planning Bureau, indicating the need for restructuring commercial centers in 
Suzhou.  




Figure 3-10 The 2005 Suzhou City Commercial Centers Network Plan 
 
Source: Provided by the Suzhou City Planning Bureau  
 
In the Plan, a two-level hierarchy—city and district levels—existed among the 
different centers. Altogether there were five City-level commercial centers, three of 
which were traditional commercial centers within the historic town, and two were in 
SND and SIP. (Fig. 3-10) Nonetheless, little connection has been drawn between 
different commercial centers, and the intention of making a network was not 
presented. What was emphasized was the concentric structure, as the central 
commercial area which covered the whole historic town was highlighted. Two axes 
were drawn around the urban core area, connecting several important urban centers in 
the city.  
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Another evident intention in the Plan was to specify different functions of the 
urban centers. For instance, the business districts, the international exhibition district 
and the tourism resort area have been designated. Together with the designation of an 
international exhibition district, the Plan showed an intention of having more 
connectivity with the global business. There were two Business Districts planned, one 
in SIP and the other in Xiangchen District. However, the proposal of Business District 
in Xiangchen District seems to be entirely new, and very little information about it 
could be found. The previously planned business center in SND in the 1996 Suzhou 
Master Plan became one of the city-level commercial centers in this Plan.  
3-5 Administrative Settings in Suzhou and the Urban Development 
Today, there are seven urban districts in the Suzhou Municipality: Canglang 
District, Pingjiang District, Jinchang District, Huqiu with New & Hi-tech District, 
Industrial District, Wuzhong District, and Xiangchen District. (Fig. 3-11) Three of 
them cover the historic town area, one houses the SND, one houses the SIP, and the 
other two are north and south of the historic town. Wuzhong District and Xiangcheng 
District used to be part of Wu County before 2000. They have since been divided and 
placed under the purview of Suzhou Municipality. 
After the decentralization of decision making power, district-level 
governments have the administrative and planning power over urban development 
within their authority boundaries. The city government is responsible for developing 
the City Master Plan. In Suzhou, in order to master the urban development on the city 
level, the City Master Plan is divided into several divisions. The urban development 
within each division is the responsibility of the corresponding district-level 
government. To develop the Master Plan further, the district-level government would 
organize urban planners to develop Detailed Planning for the immediate constructions. 
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The city government could only use the Master Plan at a macro level to control the 
development of the city. The district-level governments make DDCP to direct detail 
urban constructions within the urban districts. With the autonomy given to district-
level governments, they become more influential in the local urban development.  
Figure 3-11 Division of urban districts in Suzhou City  
 
Drawn by the Author according to the Map of Suzhou City, 2003 
 
Figure 3-12 The Planning Division Complying With The Administrative Division, 
 And The Coexistence Of County And Township In The Master Plan, 1995  
 
Source: From the ‘Structure of Master Planning’ in 1996-2010 Suzhou City Master Plan. Provided by 
Suzhou City Planning Bureau  
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For example, in the 1995 Suzhou City master planning (1996-2010), five 
divisions were made: the Central Division, the New District Division, the Industrial 
Park Division, the Huguan Division (referring to Hushuguan Township) and the Wu 
County Division. (Fig. 3-12) The SND district would be responsible for urban 
development in the New District Division, the SIP district would be responsible for 
urban development in the Industrial Park Division, and the three district governments 
around the historic town would be responsible for the urban development of Central 
Division. The Huguan Division and the Wu County Division were planning areas 
outside the governance of Suzhou City. Since their urban development and 
construction had to correlate with the urban development and construction of Urban 
Districts in Suzhou, they were also included in the 1995 Suzhou City Master Plan. 
3-5-1 Problems of the coexistence of counties and towns in the city 
planning 
The coexistence of counties and towns in the city planning caused problems in 
urban development. With the coexistence of Wu County and Hushuguan Township in 
the Suzhou City master planning, problems were caused on three aspects. (Fig. 3-13) 
Figure 3-13 The Administrative Area Of Wu County Binds The Suzhou Urbanization  
  
According to the administrative division by 1998.57 Source: Kiyoshi TORII, 2001 
 
Firstly, the Wu County and Hushuguan Township that were bounding the 
                                                 
57 Map of Wu County in the Suzhou Municipality Dongwu Information Center of Wu County, 1998 
[cited May 30 2006]. Available from http://www.cccii.org.cn/c_star/js_dw/wa/wa02.jpg. 
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urban area of Suzhou constrained the scale of Suzhou urban expansion. According to 
the study on satellite images by Kiyoshi TORII, the front of Suzhou urbanization had 
reached the Great Canal by 1990.58 Both the northern and southern front of Suzhou 
urbanization had reached Wu County by 1999. The shape of Suzhou urban expansion 
was long and narrow in the east-west direction. The trend of urban development was 
evident in expanding towards the purview of Wu County and Hushuguan Township.59 
But the administrative boundaries of Hushuguan Township and Wu County stopped 
the urban construction of Suzhou City from further expansion. 
Secondly, although Hushuguan Township and Wu County were involved in the 
planning scope of Suzhou City Master Plan, it is difficult to have integral land use 
planning. The governments of Hushuguan Township and Wu County were separate 
from Suzhou city government. The finance and operation systems were all separated, 
and the implementation of Master Plan would be conducted separately too. In 
developing Detailed Plans for the further development, local governments would 
consider from the perspective of their own development benefit and increase of local 
revenues. The City Master Plan at the macro level would inevitably have different 
considerations for them. As a result, the City Master Plan could only provide very 
general instructions to the local governments. And the intention of macro scale control 
could have very limited influence on the micro scale urban constructions. 
Thirdly, as local governments seldom coordinate in urban developments, many 
urban problems were caused. Duplicate constructions resulted. For example, Wu 
County built a TV tower while the TV tower of Suzhou was only 3 km away;  
                                                 
58 Kiyoshi TORII, Yoshiaki MORI, Zengmin Ji, Yohei SATO, Kuninobu Otsubo and Shimou YO. 
"Observing the Expansion of the Built-up Areas of Regional Capital Cities in Yangtze River Delta 
by Satellite Images." Paper presented at the 22nd Asian Conference on Remote Sensing, National 








































































Wu County built its own Sewage Treatment Plant and Economic Development Zone. 
Lack of coordination also caused problems in the road construction. Discontinuity 
was seen in the traffic network. Local governments were willing to build roads only 
within their administrative boundary. The road suddenly stopped when it enters the 
area of another authority. Therefore, each administrative unit sees itself responsible 
only for the planning and construction of roads within its administrative boundaries 
which are not well connected with those of other administrative units. (Fig. 3-14) 
3-5-2 The change of administrative divisions and the restructuring of 
urban development 
The city government has the power to change the division of administrative 
units which are lower than the municipality level. Since the end of 1980s, several 
adjustments have been made on the urban-district division in Suzhou. As the 
boundary of urban districts directly correlates with their governing area of urban 
planning and development, the change of urban district division immediately brings 
about the change of urban planning division in the whole city.  The change of urban 
planning division brought along the autonomy of governance in terms of urban 
development. As a result, the structure of urban development is changed in the whole 
city. 
In 1982, Suzhou had only three urban districts and four community 
neighborhoods. In 1988, one of the townships and two of the villages in Wu County 
were absorbed into Suzhou’s suburban area. In 1992, another township and four 
villages from Wu County were placed under the administration of SND. In the same 
year, three villages from Hushuguan Town (which was turned to Hushuguan Urban 
District later) were rearranged under three Suzhou urban districts: Pingjiang District, 
Canglang District and Jinchang District. In 1994, another four townships from Wu 
County were taken over by SIP district. By then, the urban area of Suzhou City had 
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expanded to 392.3 sq km, 3.3 times as large as it was in 1982.60 Again, three villages 
of Loufeng Town were combined into the urban districts of Pingjiang, Canglang and 
Jinchang in 1995. Furthermore, in 2000, the former City;61 and the Wu County was 
removed and replaced by two urban districts – the Xiangchen District and Wuzhong 
District. After all these changes, the Suzhou urban area jumped to 1730 sq km, with 
its total population increased to 2.06 million, twice that in the 1980s.62   
The history of administrative division changes in Suzhou Municipality since 
the end of 1980s reflects the conflicts between the administrative power and urban 
development in Suzhou City. (Fig. 3-15) From 1988 to 2000, the administrative areas 
of Wu County had experienced the most frequent as well as the greatest changes. In 
1988, it lost one township and two villages. In 1992, it lost another township and four 
other villages. In 1994, it lost yet another four townships. Finally, the remaining part 
of Wu County was completely eaten up in 2000. In the end, all areas that were under 
the authority boundary of Wu County became part of urban districts of Suzhou. From 
1988 to 2000 Suzhou has experienced its most rapid development after the reform. 
The Hushuguan Town and Loufeng Town were similar, both of which changed from 
towns to urban districts of Suzhou City. The changes of their administrative division 
showed that the Wu County, the Hushuguan Town and the Loufeng town had become 
barriers to the economic and urban development of Suzhou City during the period. In 
order to solve those conflicts, they were combined into the city area by the Suzhou 
city government. 
 
                                                 
60 Hu, Xuwei; Zhou, Yixing; Gu, Chaolin. Zhongguo Yanhai Chengzhen Miji Diqu Kongjian Jiju 
Yu Kuosan Yanjiu (Studies on the Spatial Agglomeration and Dispersion in China's Coastal City 
and Town Concentrated Areas). Beijing: Science Publisher, 2000. 
61 Administration Distribution of Jiangsu Province [cited 2005].  
Available from http://www.xzqh.org/yange/32js/index.htm. 
62 The History of Administration Adjustments in Suzhou City [cited 2005].  












































































































































































































































































The study of Suzhou demonstrates a development process led by the 
municipal government after China’s reform.  
Master planning is one of the basic strategies that the municipal governments 
use to direct urban development. In the context of the Master Plan, a structural 
infrastructure plan and a land use zoning plan are provided at a macro scale. In 
studying the Suzhou master planning, it is found that the basic purpose of the Master 
Plans targets the organization of productive activities. The 1996 Suzhou Master Plan, 
as a combination of SND’s and SIP’s District Master Plans with the Suzhou historic 
town plan, shows that the industrial development has a primary status in the city’s 
urban development. As was also proved by statistics, SND and SIP projects have been 
the main driving force of Suzhou’s urban expansion in the recent decade.  
Besides master planning, changing the setting of administrative units has been 
another way that the municipal government controls urban development. Since the 
reform, boundary of Suzhou municipality has changed several times. The annexation 
of nearby towns and counties has been an essential strategy in promoting the 
urbanization and development of Suzhou City. By taking over the governance of 
former Hushuguan Township and Wu County, the potential of land development in 
Suzhou City is expanded.  
The municipal government intends to control urban development at a macro 
scale. However, the construction of development projects that is on a micro scale is 
actually implemented by district-level governments. In the local governments, the 
institution leaders are responsible for the urban development process. Since the 
achievements made are closely related to the local government’s revenue and the 
promotion of individual leaders, the analysis and decision-making process of the local 
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development always follow the preference of the market. As a result, it becomes 
common that constructions of separate urban districts have little coordination and do 















CHAPTER 4: THE EMERGING NEED FOR A SUZHOU 
BUSINESS CENTER AND THE SHAPING OF ITS COMMERCIAL 
GRAVITY IN SIP 
 
With the growth of SND and SIP, the city development of Suzhou becomes an 
integration of at least three fragmented parts. As the imbalanced development goes on, 
the contrast of development level between old and new districts increases. The 
decentralization of central power and the increase of local authority's power lead to 
the competition of local bureaucrats' performance, in the form of competitive urban 
development within different administrative units. The City Master Plan does a 
structural urban development for all urban districts as a whole. However, the division 
of urban districts informs another layer of urban structure, which seems more 
significant in reality. 
Every urban district of Suzhou has an urban center. The structure of these 
centers could reflect the city's urban structure. Also, the transformation of the Suzhou 
urban-center structure shows the trend of Suzhou urban restructuring. With the growth 
of SND, SIP, and the other urban districts, is there a trend of multi-nucleation in 
Suzhou city development? This Chapter intends to study the urban-center structure of 
Suzhou, in order to gain a better understanding of the city’s urban structure.  
4-1 The trend of multi-nucleation in Suzhou 
4-1-1 The existing urban center structure in Suzhou 
Like other Chinese traditional cities, the urban center structure in Suzhou 
includes a political center and several commercial centers. The political center where 
all essential governments gathered is close to the center of Historic City. Under the 
Chinese socialism concept, the political center is intentionally separated from the 
commercial centers to proclaim its supreme status. So the concentrated commercial 
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centers became the actual urban centers in citizens’ life.  
Today, there are three major commercial centers in Suzhou: Shi Road [石路] 
in Jinchang District [金阊区], Guanqian Street [观前街] in Pingjiang District [平江
区], and South Gate [南门] in Canglang District [沧浪区], all within the Historic City 
area. Besides these three, another two commercial zones – the SND Shishan Road [狮
山] and the SIP CBD are also important commercial zones in Suzhou that house 
modern business and financial functions of the city which are planned and built after 
the 1990s. SND Shishan Road, Shi Road, Guanqian Street and SIP CBD are the four 
largest commercial centers in the city.  (Fig. 4-1) 
Comparing their size and functions: what Shi Road has is a land area of 30.9 
ha63 and is basically a shopping center and recreational center with large shopping 
malls of 8-10 stories; Guanqian Street is the most vibrant traditional retail center in 
the city where many banks also exist; the land area is 52 ha64 and because of building 
height control in the Historic City area, the building height remains at 3-5 stories; 
SND Shishan Road and SIP CBD were planned and built more recently to house the 
modern business functions in the newly settled industrial districts of SND and SIP; 
the SND Shishan Road is a modern commercial, business and financial center with a 
land area of 87 ha65; and the SIP CBD, which is still under construction, is a business, 
financial center with other modern tertiary activities on an area of 87.7 ha66. 
 
                                                 
63 Sheng, Chengmao. Suzhou Fangdichan Fazhan Taishi Yu Zhanwang (The Development and 
Prospect of Suzhou Real Estate) 2005 [cited March 2006]. Available from 
http://www.30t.net/user/xuanhuai/index.php?langtype=cn&pageid=cn_5&add=view&id=29. 
64  Ibid. 
65  Ibid. 
























































































4-1-2 The forming of current commercial centers in Suzhou and the 
dominant factors 
The forming of commercial area at Shi Road, Guanqian and South Gate could 
be traced back to the Ming Dynasty (1368-1840) when Suzhou was a very important 
trading city in the country with a highly developed water transportation system. The 
area near Shi Road was the location of Chang Gate where traffic junction of 
waterways made it the busiest retail and wholesale place in the city. At the time, it 
provided commercial and recreational services to a variety of consumption classes, 
and became very popular among citizens. It was not until the late Qing Dynasty 
(1841-1911) that Shi Road area or Chang Gate area decayed because of political 
reasons and wars. Subsequently, the Guanqian block became a new commercial zone 
in the city core where most rich people lived. Shi Road area did not revive its status as 
an important trading market until the mid 20th century after the railway was built 
during 1911 and 1949. Aided by the construction of roads which connected Shi Road 
and Guanqian block, economic activities were regenerated again, and the two became 
the busiest commercial centers of the city. Their functions are complementary. Shi 
Road retains its status as a traditional market for retail and wholesale, Guanqian 
serves all functions of retail, finance, culture and entertainment. The South Gate area 
which was close to Suzhou-Hangzhou port and today’s inter-province bus station was 
also developed to become the third busiest commercial center in the city.  
Due to the need for urban reconstruction after China’s liberation, none of the 
three historical commercial centers stayed the same as they were originally. As 
people’s consumption activities changed and transportation techniques were improved, 
the traditional commercial centers could no longer match the requirement of people’s 
new pattern of consumption. Major changes took place in the 1980s after the national 
reform. Because of building height control in the Historic City, new malls had to 
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increase their floor areas so as to achieve higher density, and therefore gradually 
replacing the fine pattern of traditional blocks. Mixed uses such as recreational, 
restaurant and office were introduced in the shopping malls adding to the diversity in 
the traditional trading centers. Since larger malls could not fit into the size of the old 
street blocks, they were built at the T junction leading to the Guanqian Street and 
along major streets such as along Renming Road. (Fig. 4-2) All these and the 
broadening of pedestrian streets changed the old cityscape greatly. By 1996, 52 
shopping malls larger than 3000 sq m of GFA had been built in Suzhou, 80% of which 
were concentrated in the limited are of 0.18 sq km along Shi Road and 0.6 sq km area 
along Guanqian Street.67  
Figure 4-2 The T-zone of department stores in Guanqian area 
 
Source: The satellite image is from: http://www.godeyes.cn/files/2006/4/17/suzhoumap.rar   
                                                 
67 Chen, Yong. "Suzhou Shangye Zhongxinqu Yanhua Yanjiu (Research on the Transformation of 
Suzhou Commercial Center)." City Planning Review 27, no. 1 (2003): 83-88. 
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To sum up, in Shi Road, Guanqian Street and South Gate, the shaping of 
Commercial Centers were due to their locational advantage according to the 
transportation development of their period; the SND Shishan Road and the SIP CBD 
are planned and built to house the modern business functions in the newly settled 
industrial districts of SND and SIP. 
4-1-3 The emerging structure of multi-nucleation and the making of 
business center in Suzhou 
Along with the change of economic structure and the increasing importance of 
global business in the city development, the old shopping centers could hardly 
accommodate new economic functions. A new center is needed. The SND Shishan 
Road and the SIP CBD are two potential places for Suzhou’s future CBD. As the 2005 
Suzhou City Commercial Centers Network Plan proposed, the SIP CBD would 
become the CBD of Suzhou. From the perspective of physical environment and traffic 
accessibility, SIP CBD does have a better advantage than the city’s other commercial 
nodes.  
Firstly, from the perspective of physical environment, the urban environment 
has a better balanced quality in SIP CBD. Viewed from the top of North Temple 
Pagoda in the north of Historic City, both SND and SIP display their images of 
modern development with towers of offices, hotels and apartments, in big contrast to 
the low Historic City area that is sandwiched in between. (Fig. 4-3) In terms of 
building heights and the general cityscape, the SIP has created a better physical 
environment. 
Secondly, in terms of accessibility, the SIP CBD is easy to reach both from 
inside and outside of Suzhou City. There are five major traffic ways linking Suzhou to 
the outer cities and provinces: Suzhou-Jiaxing-Hangzhou Highway, Shanghai-Ningbo 
Expressway, National Road No.312, Suzhou-Shanghai Highway, and the domestic 
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railway. SIP CBD has a very easy connection to these highways, and thus has direct 
connection with Shanghai, Nanjing, Kunshan or Changshu, and Zhejiang Province. 
After the construction of Metro Railway is completed, the journey from SIP to 
Shanghai would be shortened further. (Fig. 4-4) 
Figure 4-3 Views of SIP and SND towards SIP and SND from the North Temple Pagoda, 2005 
 
 
Photo taken by the author on the North Temple Pagoda in Suzhou in Dec.2005 
Figure 4-4 Accessibilities to the present commercial centers in Suzhou 
 
Drawn by the author. 
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4-2 The evolution of CBD in the world and the making of CBD in Chinese 
context 
4-2-1 The evolution of CBD in the world 
The term CBD, by definition, refers to the heart of the city, the part in which 
there is the greatest concentration of major retail outlets, financial and professional 
services, and the focus of transport lines. It is the area where density is the largest and 
the land values are at their highest. Characterized by tall buildings, it has a high 
daytime population and high traffic densities.68  
The history of CBD has gone through several stages in the world, and their 
functions and the quality of urban spaces have been changed. Since the early 20th 
century US and UK started their rapid industrial development and the first generation 
of CBD has emerged organically. They are always located in the geographical urban 
center, and mainly contained the financial and business functions. Manhattan in New 
York and the Central district in London are examples of the first generation CBD. 
The second generation of CBD came following the boom of transnational 
companies and banks after the 1960s. By then, the tertiary industry for production had 
become the main activity of CBD, and high rise towers are basic containers for these 
activities. Generally two types of CBD co-existed at that period. The first type was the 
traditional CBD which was becoming more diversified in land use but still retained 
business as its major function. The second type was the planned CBD, which had 
mixed uses introduced into the district, including exhibitions, recreations, residential 
and others. Most of the planned CBD were farther away from the downtown and 
located in suburban areas. La Defense in Paris and the Dockland in London are 
examples of the second type of CBD. And normally they were sub centers of the city 
supplementing the old downtown. 
                                                 
68 The term was used firstly in 1923 by sociologist E.W. Burgess who created the Concentric Zone 
Model to describe the growth of Chicago, and the central business center is where the city grew from. 
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In recent decades, many early developed cities were redeveloping their 
downtown, and a new term of Recreational Business District (RBD) was created. It 
was to indicate the business district that was mixed with recreational activities and 
tourism businesses, and was considered by some scholars to be one branch of 
evolution from the previous CBD. Four categories of activities might be contained: 
large shopping malls, cultural functions, and tourism business of the new town. Such 
as the MM21in Tokyo, the Darling Harbor in Sydney, and the Marina of Baltimore 
were examples of RBD. 
4-2-2 The CBD making in the Chinese context 
After the 1990s, attracting foreign capital has become widely adopted as a 
major goal in China’s urban development. Following the globally oriented strategy, 
many cities set development goals of becoming an ‘international city’. Among the 
many efforts they made, the development of new CBDs is a key strategy in promoting 
this conception. The CBD is designed to house the global finance industry, and is 
expected to increase the city’s economic and symbolic roles in the global urban 
hierarchy. Today more than 30 Chinese cities are building new CBD all of which are 
designated with large commercial floor areas and huge land areas, which could 
already match the standard of some higher developed cities in the world. (Tab. 4-1) 
Normally these CBDs are built in the newly formed urban district. With the 
trend of multi-nucleation in Chinese cities, they intend to supplement the function of 
the old urban center. While the old urban centers would remain as the city’s traditional 
commercial and political centers, these new CBDs could display the image of a 
modern city. The common features found in these CBDs include large blocks, high-
















New York 25.00 3.5 Beijing 10.00 4 
Paris 18.50 3.5 Shanghai (Lujiazui) 4.35 1.74 
London 14.96 2.8 Wuhan (Wangjiadun) 6.70 2.67 
Tokyo 22.00 3.5～4 Chongqing (Jiefangbei) － 1.61 
Chicago 6.00 2.8 Cheng Du 12.00 1.61 
Huston 3.45 2    
Toronto 4.20 －    
Sydney 2.50 1    
Singapore69 6.70 3.3     
Source: provided by Singapore Consultancy of Planning (SCP), Ltd 2005 
4-3 The making of Suzhou business center in SIP  
The planned SIP CBD is a torch shape area located between the two major 
east-west traffic ways, covering an area of 87.7 ha. By 2004, five Plans had been 
made in relation to the shaping of SIP CBD: the 1993 SIP Concept Plan, the 1994 
Master Plan of SIP Phase I, the 1994 Detailed Plan of SIP Phase I, the 2002 Planning 
Review on SIP Phase I, and the 2003 Further Detailed Plan of SIP CBD. Among them, 
the 1994 Detailed Plan of SIP Phase I and the 2003 Further Detailed Plan of SIP CBD 
contribute directly to the physical shape of SIP CBD.  
4-3-1 The planning concept of the SIP commercial core 
The concept was originated in the 1994 planning, which included two 
important aspects. The first is to make the new township and the old city integral. The 
adjacent location to the Historic City facilitates SIP CBD to be part of the larger city 
core. Along with the increasing population accompanying with increasing capital flow, 
material flow, information flow and technological flow, new CBD and its urban 
spaces should be provided with easy accessibilities. Since SIP has to rely on various 
flows from the old urban center in the beginning, the connection with the old urban 
                                                 
69 "2001 Singapore Concept Plan." Singapore Urban Redevelopment Authority, 2001. 
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center is also a prerequisite for its vitalization. The second is to build a modern CBD 
to complement the Historic City. The 10.9 ha cultural district in the CBD is proposed 
to become an area of attraction to both visitors and local residents, serving as a link 
and transition between the old city and the new town. Along with financial and other 
forms of economic activities in the high-rise towers, cultural facilities such as 
museum, library, art gallery, and theater could be built, so as to complement the old 
city and generate new urban spaces. 
4-3-2 The changing plan of SIP CBD and the affected urban construction 
In the 2002 SIP Master Planning Review, a major revision was made in 
changing the planning scope and the planned commercial gravity. Four townships and 
one village around SIP were placed under the planning scope of SIP Master Plan. 
Although these peripheral areas were already taken over by the SIPAC (Suzhou 
Industrial Park Administration Committee) upon the establishing of SIP in 1994, 
before 2002, they were not within the scope of master planning. As a result of revision, 
the area of SIP master planning changed to 260 sq km in 2002 from 68.56 sq km in 
1994. Together with that, the original planned population for the 70 sq km industrial 
park was changed from 0.6 million in 1994 to 0.5 million in 2002. All these changes 
affected the planning of SIP CBD. As a result, in the 2003 Further Detailed Plan of 
SIP CBD, a population of 170,900 was projected for the CBD, out of which 14,000 
were permanent population.    
Besides, the rise of residential density around CBD also contributed to the 
increasing demand of commercial activities. When most of the residential 
constructions had been completed, many land parcels in the CBD were not released 
yet. The earlier residential blocks were five to six stories, but the ones built later were 
more than ten stories, some even exceeded 25 stories. (Fig. 4-5) These changes 
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reflected that the land price of SIP CBD has also increased. As the Singaporean 
planners believe the land of the highest value should be held rather than sold until the 
last minute, by 2004 many land parcels in the CBD have yet to be released. 
Figure 4-5 Variation of the housing densities from 1994 to 2003 
Source from: Provided by D’AXIS Ltd. in Suzhou70, 2003 
 
Because of the reservation of land parcels in the CBD, the increase of planning 
density was made possible. Moreover, the increased density has been made possible 
by the proposal of a new MRT system, which resulted in a structural change in the 
2003 SIP CBD Detailed Plan. The initial 1994 planning did not mention the MRT 
system, and the road network had been decisive to its planning structure. As three 
north-south roads are major traffic ways connecting CBD to the larger network, the 
highest density was planned around the two major junctions on the west and east. (Fig. 
4-6) 
The proposal of MRT was firstly mentioned in the 1995 Phase II&III Master 
Plan. (Fig. 4-7, 8) Subsequently, the proposal was mentioned again in the 1995 Phase 
II Detailed Plan, although the content was not further detailed than the previous 
Master Plan. Later, planning reports did not mention it again until 2003.  
The proposal of MRT system in the 1995 SIP Phase II&III Master Plan 
indicated three MRT lines to be built – the west-east line, the circling line, and the 
historic-town line. Among these lines, the west-east line which is 27.7m long serves 
                                                 
70 D’AXIS is the joint company of Singapore’s CPG and SIP Bureau of Surveying and Mapping. 
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mainly the district of SIP. It has altogether 24 stations, 14 of which are within the SIP 
area. Starting from Shishan Rd in the SND commercial center, it goes through the 
historic town towards the east of SIP. It was suggested by the 1995 proposal that 
above ground level and along the MRT line, a 4-meter wide buffer be kept for future 
variation. Other than that, no construction detail was provided. The proposal stated 
that detailed planning of the MRT system could be made in future, according to the 
potential population and traffic burden. 
Figure 4-6 Planned density and the traffic structure in the 1994 SIP commercial core Detailed Plan 
 
































































































































In 2003, the proposed locations of MRT stations were amended. (Fig. 4-9) All 
the three stations were still located along the main avenue. The first station was 
located at its crossing with Xingming Street; the second station was located at its 
crossing with Xinghai Street, and third station was located at its junction with 
Xinghuai Street. Because of the MRT system, the transportation pattern in the CBD 
was changed, which further led to the varying planning structure of the 2003 SIP CBD 
Detailed Plan.  
Figure 4-9 Proposed MRT stations within the SIP CBD area, in 2003. 
 
Source: Provided by SCP, Singapore 
 
First of all, since MRT system facilitates larger population flow, the planning 
density could be increased. Therefore, the 2003 Plan proposed much higher building 
heights and plot ratio than the previous proposal. Secondly, as MRT station would 
result in the concentric pattern of traffic flow, its location also affects the pattern of 
planning density. Thus the 2003 Plan placed the highest density points near the MRT 
stations. As two blocks above the second proposed MRT station were already built 
before 2003, the highest density point above that MRT station was shifted to two 
blocks further. At the same time, the maximum building heights of CBD were planned 
above the third proposed MRT station. (Fig. 4-10) 
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Figure 4-10 In the 2003 SIP CBD Detailed Plan, the clusters planned of the highest densities are in 
correspondence to the proposed locations of MRT stations  
 
Source:  2003 SIP CBD Detailed Plan,  
photograph of the model taken by the Author in 2004 in the SIP Exhibition Center  
 
The increase of planning density was especially obvious on the commercial 
land use, in which the planned commercial GFA (Gross Floor Area) and GPR (Gross 
Plot Ratio) for the CBD were increased greatly from 1994 to 2003. After 10 years, the 
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commercial GFA increased almost 2 million sq m, the maximum GPR increased to 22 
from 10, and the maximum building heights raised to 380m from 70m.  
Most of the 1994’s planning parameters have been modified and the building 
density has been increased. (Tab 4-2) The actual constructions did not follow exactly 
the figures of planning parameters. However, the physical urban form has been 
controlled, in terms of parcel size, GPR and building heights. 
Table 4-2 Changing planning parameters on SIP CBD  
 
CBD planning Commercial GFA (sq m) GPR Building heights 
1994  
by URA 
2.65 million 4 to 10， 
Majority 6 to 7 
2003  
by DAXIS 
4.51 million 4 to 22 
12-40 stories,  
majority16 stories, max70 stories 
70m  to 380m 
 
Source: 1994 SIP Phase I Detailed Plan; 2003 SIP CBD Further Detailed Plan  
 
 Through examining the releasing dates and the construction data, an 
increasingly larger demand of market could be observed. Although the commercial 
GFA & GPR had been raised greatly from the 1994 plan to the 2003 plan, the plots 
released after 2003 suggested even higher parameters. (Tab. 4-3) 
Firstly, larger parcels were released after 2003. Secondly, after 2003 the 
variations on the planned GFA were all positive, while before then most of which 
were negative. Thirdly, higher building blocks were built after 2003. Last but not least, 
all the parcels released earliest were taken by state-owned institutions, such as the 
SIPAC building, the Bank of China, the Construction Bank of China and the 
Agriculture Bank of China. However, more private developers began to participate 
later, such as the Wanyi Hotel, Tianxiang Condonimium, Xinhaiyi Building and Gate 








Table 4-3 Comparison of the actual development from the Plan of CBD by 2004 
The variation 
of built GFA  













































1997 Financial & office 3.01 8527 25677 
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1997 Financial & office 5.57 7738 43075 -3325  21 +5 - 





2002 Residential 4.00 19354 77839 +439  23 +11  





2004 Office 5.34 8564 45691  +6991 23 - +3 
J Gate of the Orient 2004 
Office & 
commercial 15.00 28556 430000  +96800 66 - +6 
 Source: Data provided by SIPAC, 200571 
 
                                                 
71 The GFA figures in the table are estimated from the floor plan and building stories. 
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4-4 The growth of SIP – from a Commercial Core to a CBD; from an Industrial 
Park to a New Downtown 
Figure 4-11 From a Commercial Core to a CBD, 1994-2003 
Source: 1994 SIP Commercial Core Detailed Plan; Photo of 2004’s model was taken in SIP Exhibition in 
2004 
 
From making an industrial park to making the CBD in Suzhou, the role of SIP 
has changed after ten years of development. (Fig. 4-11) The rapid progress of Suzhou 
economy could partly explain this transformation. Before SIP was launched in 1994, 
the GDP of Suzhou in 1990 was only US$2.51 billion (RMB 20.21 billion). There 
was no need for a CBD in Suzhou. After rapid economic development, in 2004 the 
GDP of Suzhou reached US$34.8 billion (RMB 280.16) billion, its annual rate of 
increase reached 17.6%. 72  And in 2003, the gross industrial output of Suzhou 
Municipality reached US$ 87.6 (RMB 701.01) billion, the second highest among 
Chinese cities. Provided the economy would continue to grow as such, Suzhou with a 
population of 2.2 million would need a CBD to house the growing business activities 
in the near future.   
From a Commercial Core to a CBD, the expectation of SIP has been changed 
from an Industrial Park to a New Downtown. The role of SIP development became 
different in the planning scheme of Suzhou urban development. In the beginning, it 
was an industrial park away from the central area of Suzhou. Then, it became the 
competitor of the local hi-tech district. In 2000, Singapore decided to retrieve from 
                                                 
72 "Suzhou Nianjian (Suzhou Statistical Yearbook)." Statistics Department of Suzhou, 2004. 
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being the larger stake holder and the local leaders took over its responsibility. Soon 
after that, the SIP development began to have dominant significance in Suzhou’s 
economy. 
Figure 4-12 Seven productive zones in the 2002 SIP Planning Review and Adjustment 
 
Source: Report of the 2002 SIP Planning Review and Adjustment 
 
Following the financial restructuring, Planning Bureau of Jiangsu Province 
made a ‘2002 SIP Planning Review and Adjustment’ to reveal new strategies on the 
physical development of SIP. In the conceptual diagram of city planning, seven 
productive zones were highlighted, showing the scheme of building a productive city.  
(Fig. 4-12) A new structure of four sub-districts and six clusters was planned in the 
SIP district, which replaced the former structure of three sub-districts. The SND 
Shishan Road, which was one of the highlighted zones in SND, was proposed to 
become the Suzhou CBD in future. It was noticeable in this Plan that even though the 
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status of SIP CBD was not highlighted, it was the first time that the SIP planning has 
been deconstructed and incorporated into the consideration of city master planning. 
Also, the significance of developing hi-tech industry and foreign economy was again 
enhanced, which foreshadowed the potential of SIP CBD’s becoming significant in 
the Suzhou urban development later on.   
In 2005, in the Suzhou Commercial Centers Network Plan, the SIP CBD 
became one of the two planned CBD. The other one was a newly proposed 
development in Xiangcheng District, located to the north of Historic City. Compared 
with that planned CBD in Xiangcheng, SIP CBD has a much better urban 
environment, a better connection with the old city, and a higher supportive urban 
density. The SND Shishan Road, which once was expected to become a CBD, was 
labeled as a commercial center. 
The process of SIP CBD’s changing status in the city plan illustrates that 
whoever leads the development determines the response of the local government. The 
most essential change of SIP’s status was brought about by the changing of leadership. 
During the third committee meeting of CSSD (China-Singapore Suzhou Industrial 
Park Development Co.) in Dec. 2000, the former Chairman of SIPAC and 
concurrently CEO of CSSD was replaced by the then Vice Mayor of Suzhou, and the 
Chief Executive Officer of SIP was replaced by the then chairman of SND, which 
used to compete with SIP. As the chairman of SND was also then the Secretary of 
Suzhou Municipality, the new directors of CSSD embarked upon a fresh marketing 
drive to attract new investors, and immediately began fresh land preparation. The 
result was proven by the financial achievement of SIP afterwards. By 2004, the stake 
holders had started to make substantial profit despite the huge initial capital 
investment on infrastructure. 
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4-5 Sub-conclusions 
Throughout its development, the urban structure of Suzhou city has remained 
concentric. The historic town retains the role of city’s shopping center and cultural 
center. However, as the competition for developments between individual district is 
increasingly significant in Suzhou and each wants to create an important urban node 
in its part of the city, there is a trend of forming a multi-nucleated urban structure. 
With the need of forming regional network becoming more significant, another trend 
is being formed - to create a new Suzhou CBD, which has more connectivity to the 
regional economy. In planning Suzhou’s urban development, how to make use of the 
proximity with Shanghai has become a crucial issue.  
SND and SIP are the two newly created urban districts in Suzhou, where most 
of city's new urban development take place. Despite the traditionally formed 
commercial centers in the old city, the commercial core in SIP has the largest potential 
in becoming the Suzhou CBD, in terms of accessibility, regional connectivity, urban 
density, environmental quality, etc. Ever since SIP was initiated, the commercial core 
was proposed to become the Suzhou CBD. However, this proposal was not 
acknowledged by the Suzhou government for a long time. It was not until ten years 
later that the original concept was accepted, thanks to the then evident forward-
looking urban planning in SIP and its concept of sustainable urban development. 
The changing of SIP from an industrial park to a new downtown holding the 
city’s CBD shows that the SIP environment is considered more competitive than other 
parts of the city. In spite of the political reasons, SIP has been successful in making 
forward-looking plans and doing effective development control. How has this been 
achieved? What is its unique way of urban planning and implementation? These are 
the questions that interest hundreds of government leaders in China, who come to visit 
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SIP regularly. In Chapter 5, the study attempts to answer the question of ‘how the 
urban form of SIP has been shaped through urban planning’. Being an application of 
Singapore’s ‘industrial township’ model, the original planning concept and the manner 
in which it was developed to Detailed Plans would be examined. Before that, the 
background of SIP project and its site selection would be looked into, and how that 
background defined the potential of SIP development would be analyzed. At the end 
of the Chapter, the study would analyze the planning system and development 
mechanism in SIP. By comparing with the planning situation in China, some lessons 





CHAPTER 5: THE APPLICATION OF SINGAPORE’S MODEL IN 
PLANNING SIP 
 
SIP is more competitive in holding the future Suzhou CBD because the 
development potentials that it provides are more convincing. The fundamentals of 
CBD-making include convenient connectivity in the region and the sufficient urban 
density support. It cannot be achieved within the proposed CBD area alone. The 
discussion of the CBD planning should not be isolated within its area too. The urban 
planning of SIP has the complete and systematic planning for the CBD. How has it 
been planned and how was it shaped in the past ten over years? This Chapter will 
investigate the urban planning system of SIP. It will start with the background of the 
SIP project, and then examine the content and the structure of SIP urban planning. In 
the end, the Chapter will try to conclude how effective planning control is achieved 
by such an urban planning system in SIP.   
5-1 Background of the SIP Project 
5-1-1 Background for the joint venture 
Planned with 70 sq km to the east of historic town, the objective was to 
develop an industrial township modeled on Singapore Jurong Industrial Estate. The 
project was initiated before 1992. As Singapore’s senior minister Lee Kuan Yew 
presented in the 10th anniversary ceremony of SIP, the origin of the joint venture was 
an effort of both countries at the proper time on the proper location. 
‘During this tour (of Deng Xiaoping nanxun [南巡] in 1992) Deng cited 
Singapore as a model for development. Following his endorsement, over 400 Chinese 
officials visited Singapore that year to study how our economic development had 
progressed without degradation in social order. But short study trips were not the best 
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way to learn from the Singapore experience. We decided to share what experience we 
had in a small country. We proposed the SIP project to enable Chinese and Singapore 
officials to work together - on Chinese soil - and develop an integrated township with 
industrial, commercial and residential facilities that could attract foreign investors. It 
would be the vehicle for ‘software transfer’ and a platform to build deeper 
understanding and friendship between the next generation leaders. We chose Suzhou 
because the Central Government in Beijing had planned to develop Shanghai as 
China’s main international centre and drive development up the Yangtze River valley. 
Also Suzhou had well-educated high quality workers who would be fast learners.’73 
Represented as a convergence of the two governments’ development strategies, 
the SIP project was more than China’s learning from the experience of Singapore. To 
both governments, the project was under the FDI-oriented development strategy. On 
the one hand, the China government incorporated it as one component of economic 
reforms after 1978. On the other hand, the Singapore government had relied on it 
since its full political independence in 1965. As indicated by the China government, 
this project was designated as a SEZ; while announced by the Singapore government, 
this project came under its ‘regional industrial parks74’ program. 
In China, completely foreign owned companies were not allowed to invest and 
operate until 1986.75 It is recognized that by inviting FDI, the government’s capital 
provision could be relieved; the country’s surplus labor force would be 
accommodated; the land revenue would be generated from the taxation of 
                                                 
73 Speech by Senior Minister Lee Kuan Yew at the Ceremony to Mark the Achievements of 
Suzhou Industrial Park's 10th Anniversary, Thusday, 10 June 2004, Suzhou Singapore 
Government Press Release Media Relations Division, Ministry of Information, Communications 
and the Arts, [cited 2005]. Available from http://stars.nhb.gov.sg/data/pdfdoc/2004061102.htm. 
74 Pereira, Alexius A. "The Suzhou Industrial Park Experiment: The Case of China-Singapore 
Governmental Collaboration." Journal of Contemporary China 13, no. 38 (2004): 173-93. p.179. 
75"Law on Foreign Capital Enterprise (1986), P.R.China." Mentioned in Chih, Lan. "Strategies of 
Urban Development in Chinese Reform, Nanjing 1984-2000." Ph.D. Dissertation, University of 
California in Berkeley, 2001. 
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transnational corporations; and most importantly, local industry could learn from the 
technological and managerial expertise of foreign partners. In this program of a 
Singapore-developed and managed industrial zone, more foreign investors would be 
invited by the Singaporean investors, and the transfer of Singapore’s experience in the 
industrial management would no doubt help improve the local industrial development.  
In Singapore, ‘regional industrial parks’ program was formulated as one part 
of the ‘regionalization program’ at the beginning of 1990s, in which the Singapore 
government intended to develop and manage self-sufficient industrial estates in the 
emerging regions abroad. 76  According to the research of Alexius A Pereira, the 
Singapore government had embarked on one such industrial park project in Indonesia 
in 1989; 77  and ‘by 1992, it has decided to expand the program across Asia, in 
countries such as Vietnam, China, Thailand and India.’78 By providing high quality 
industrial infrastructure and administration experiences, Singapore government 
believed that industrial transnational corporations would be attracted to these regions 
while their factors of production cost were low.  
After the Singapore government’s several visits to China in 1991 and 1992, a 
decision was made to locate its regional industrial park program in Suzhou. In early 
1994, the establishment of Suzhou Industrial Park was announced in the form of an 
official joint venture between China and Singapore. Upon the establishment, a 
company was tasked with developing the project named China–Singapore Suzhou 
Industrial Park Development (CSSD). At that time the stake holder of China and 
Singapore governments were 35% and 65%, Singapore was the main agent financing 
and directing the project. 
                                                 
76 Yeoh, Martin Perry and Croline. "Singapore's Overseas Industrial Parks." Regional Studies 34, no. 2 
(2000): 199-206. 
77 Pereira, Alexius A. "Sino-Singaporean Joint Ventures: The Case of the Suzhou Industrial Park 
Project." In Department of Sociology, 31. Singapore: National University of Singapore, 2002. p.9 
78 Ibid. 
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Having gained the full support from both Singapore and China governments, 
SIP attracted many foreign investors and quickly became a strong competitor to the 
other DZs in the region. The Singapore government sent experts in urban planning to 
Suzhou, to help develop physical plans for SIP. Also, leaders of the SIP urban 
development were sent to Singapore, to receive training on Singapore’s experience on 
industrial development and management. 
5-1-2 The location of the Site 
The decision of establishing the Chinese-Singapore joint venture in SIP had a 
lot to do with its geographical locations. And its proximity to Shanghai has been one 
of the essential reasons.  
Figure 5-1 The locations of four site options for SIP development in Suzhou City in 1993 
Source: Redrawn by the author according to Report of Suzhou Study Mission, 1993 
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In the beginning, four options were provided for Singapore’s participation by 
the Suzhou government.79 (Fig. 5-1) To examine the development potentials of these 
options and to identify possible sites for the planned township, the Singapore 
government delegated a team of key political appointees and officials to visit Suzhou 
in early 1993. In the study report of the delegation, an overview was made on 
geography, economy, and other conditions of the then SND, and a comprehensive 
analysis was done on the four possible sites. 
All the four alternative sites offered by Suzhou Municipal Government were 
small areas not far from the existing urban area. The local officials were keen to see 
urbanization with modern style development at the fringe of city boundary. Because 
of the administrative boundary of Suzhou municipal government, only limited size 
alternatives could be offered. ‘The Municipal Government has a ruling and 
understanding with the county administrations and the villages that it would not annex 
more land from the adjoining county unless its own City area land has been exhausted 
along that border; if the City annexes more land while there is still substantial reserve 
at the border, it can be opposed by the local farmers and the whole exercise can be 
difficult and protracted; also, if a large industrial estate is developed far out of the City 
area, the people in the City will be reluctant to work in it.’ 80 For these reasons, four 
alternative sites were offered of sizes ranging from 4.3 to 6.5 sq km for study and 
selection. 
As is displayed in the table above, through relative ranking among the various 
factors, preference was given to one of the four option sites. (Tab. 5-1) In comparing 
                                                 
79 Liu, Peifang. "Xin Zhong Jiang Yanjiu Zai Suzhou Jian Singapore Mofan Chengshi (Singapore 
and China Are Going to Build a Model City in Suzhou)." Lian He Zao Bao, Oct. 10 1992 
80 "Report of Suzhou Study Mission." edited by Delegation from Singapore, 12: Singapore Urban 
Redevelopment Authority, Feb. 28 - Mar. 5, 1993. 
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the four alternatives, accessibility has been considered the most important factor. In 
the 18 indices, 5 of them were on the physical conditions, while 8 were about the 
accessibility and regional connectivity. In addition, visibility and the growth potential 
were also the main concern of the delegation.  
Table 5-1 The criteria of ranking the optional sites 
 
Source: Report of Suzhou Study Mission, 1993. 
 
Site 1, which is the current location of SIP, was the most preferred after the 
general assessment. The accessibility of its location and its geographic characteristics 
were the best among the four possible sites. Its gateway location between Suzhou 
Historic town and Shanghai showed much importance in building the new city image. 
The vast farmland stretching to its east prepared the township with the potential of 
future expansion. Both pros and cons and the planning potentials of Site 1 were 
studied by the Singapore delegation during the first field trip to Suzhou: 
Pros of Site 1 
• Easier accessibility: Lying close to the city expressway system and the new airport 
road, access to both Suzhou City and Shanghai was shorter and faster.  
• Better visibility: For visitors coming from the direction of Shanghai, the land here 
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is more visible.  
• Suitable geographic feature for development: to the east of Jinji Lake, the whole 
area lied between Highway 312 and the main river Wusiongjiang was a flat plain 
without any hill features. 
• Typical water-city character: Within the vast area there were rivers and canals.  
• Easier removal of former inhabitants: Clusters of neat looking farm houses were 
found interspersed, also found were a few rural factories with tall chimneys. 
Cons of Site 1 
• Higher infrastructure cost: Lower lying, 0.7m average fill was needed to prepare 
site for development. This foresight was later proved in the 1997 great flood. 
Many Chinese southern coastal cities were seriously damaged in the flood. 
Fortunately, SIP escaped the disaster with the raised basement. 
• Some constraint in future expansion: the large Jinji Lake physically somewhat 
blocked the development to continue to the east. 
Planning potentials 
• From the direction of Shanghai, Site 1 as a gateway position, maximum visual 
impact could be exploited in the township design.  
• By balancing the development of a township to the east, the development could 
return to the historic city of Suzhou its physical centrality. 
• For the future township, Jinji Lake could be turned into a recreational lake to 
provide a good visual setting. After the development initiated on the land east of 
Jinji Lake, with proper planning and road system, the areas on both sides of the 
lake can be integrated. 
• The area stretching to the east of Jinji Lake could be an extension of Site 1, a land 
reserved for planning a complete township for later development. Site 1 could be 
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initiated as the first phase. The vast area which stretches to the border of Kunshan 
County covered some 100 sq. km.81 
Besides the above analysis, there were other factors considered in the site 
selection such as the human resource. At the time, a site in Shandong which was 
located near Qingdao and Yantai was also offered for Singapore’s consideration,. 
Similar to the Suzhou government, Shandong had the similar objective of learning 
from the Singaporean experiences in developing the Jurong Industrial Estate; it also 
expected Singapore’s contribution in the project by attracting capital-intensive and 
high-technology industries to provide the experience of overall planning and 
management of the zone.82  
In comparing the two cities, the delegation found the Suzhou mayor more 
aggressive in seeking the consensus within the province and securing central 
government's support. Besides, the site in Suzhou has a closer proximity to the old 
city while having a better accessibility and visibility in the region. What’s more, 
Suzhou was better prepared for the joint-development with a stronger foundation of 
industrial development in the city, which was required by the future electro-
mechanical sector. Last but not least, the people of Suzhou seem to be more educated, 
cultured and international in their outlook, which might be more suitable for the 
‘software transfer’. For all the above reasons in terms of governmental support, 
geographic location, industrial structure, and human resource, Suzhou was finally 
chosen to be the better place for the joint-development.  
Finally, on deciding the scale of the project, URA (Urban Redevelopment 
Authority) of Singapore insisted on acquiring an area larger than 60 sq km for the 
                                                 
81 "Report of Suzhou Study Mission." edited by Delegation from Singapore, 12: Singapore Urban 
Redevelopment Authority, Feb. 28 - Mar. 5, 1993. 
82 "Preliminary Report of the Recce Trip to Shandong." edited by The Recce team to Shandong of 
Singapore: Singapore Urban Redevelopment Authority, 1993. 
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township development, with reference to the model of Jurong Industrial Estate in 
Singapore which covers an area of about 60 sq km.  
5-2 Adaptation of the Singaporean planning experience in SIP 
5-2-1 Adaptation of the new-town planning in Singapore 
In planning SIP, the original concept was to divide the industrial park into two 
parts: a self-sufficient township and a separate industrial estate.83 The intention was to 
create a pleasing urban environment with a large water body in the middle. Based on 
this idea, the township is divided into three districts in the 1994 SIP Master Plan. (Fig. 
5-2)  
Figure 5-2 The planning parameter of districts division in the 1993 SIP Concept Plan   
 
Source:  1994 SIP Master Plan  
 
Both the Singaporean experience of New Town Planning and Industrial Estate 
Planning are referenced in the planning of SIP. Other than making a qualified 
industrial site, the application of township planning was meant to create an enjoyable 
                                                 
83 Author. Interview with Foo Chee See, Aug. 15 2005. 
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home for the workers living in the township. The way new towns were made in 
Singapore was also applied in SIP. A district in SIP is comparable to a ‘new town’.  
Figure 5-3 The concept of a neighborhood unit in SIP planning 
 
Source: Tay, 1981. 
 
Diagram drawn by the author. 
 
The experiences learned from Singapore on land use arrangement, transit 
system and the facility-distribution all have contributed to the urban form of SIP. A 
neighborhood unit covers the radius of 400m. One neighborhood unit consists of three 
to four communities; every 2000 to 4000 family units form one community; and every 
300 to 700 families compose one cluster; each one covers an area of 3-4 ha. (Fig. 5-3) 
Different planning units are separated by traffic ways, including arterial roads, 
branches and canals. In making the self-sufficient township, a network of commercial 
centers was planned to cover the full scale of SIP. In SIP, there are four levels of 
commercial centers based on planning hierarchy: a commercial core to serve Suzhou 
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City; three town centers to serve the sub-districts; neighborhood centers to serve the 
neighborhood units; and commercial centers serving the clusters. (Fig. 5-4)  
Figure 5-4 Making neighborhoods in SIP land use planning 
 
Diagram drawn by the author. 
 
5-2-1.1 The structure of Singapore’s New Town model 
In order to understand the concept of township planning better, the Singapore’s 
New Town model and its application in SIP will be further studied in the following 
chapter. In Singapore’s New Town model, the organization of land use and the serving 
radius of shared facilities are essential elements that shape the plan. It was found that 
both of the two aspects inherited much from Ebenezer Howard (1850-1928)’s Garden 
City in his book titled ‘Tomorrow: A Peaceful Path to Real Reform’ (1898), and 
Clarence Perry’s Neighborhood Unit Plan published in the paper ‘Neighborhood Unit 
of the 1920 Regional Plan for New York’.84  
In Garden City Concept (Fig. 5-5):  
The organization of land use: have a permanent girdle of open and agricultural 
land around the town; public buildings and public amenities are concentrated in the 
town center; on the outer ring of the town, the industrial use are built close to the 
                                                 
84 Tay, Siok-hwa. "New Town Planning : A Case Study of Clementi New Town / Tay Siok Hwa." 
Academic exercise, National University of Singapore, 1981. 
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rapid transit, both to save the cost in parking and cartage and to reduce the influence 
of pollution; and rapid transit is built between new towns and cities, so that the 
community that lives in the city and towns could be connected and integrated.  
The serving radius of shared facilities: the city covers an area of 1,000 acre 
(about 4 sq km); the city has a population of 30,000 people; and the serving radiance 
of the public facilities in the town center is measured by the walking or cycling 
distance – the furthest removed inhabitant being within 600 yards (about 550m).  
Figure 5-5 Plan of the Garden City Concept 
        
 
In Perry’s ‘neighborhood unit plan’ (Fig. 5-6):85  
The organization of land use: Only the neighborhood institutions stand in the 
center, while other shared recreation and park space occupying 10% of the whole area 
were distributed into the neighborhoods. Commercial use such as shopping districts 
was placed with highest accessibility, such as near traffic junctions or churches. Along 
the boundaries, arterial roads were wide enough to allow traffic to bypass rather than 
penetrating the neighborhood.  
The serving radius of shared facilities: In the plan, a neighborhood unit was 
proposed to be large enough to feed an elementary school, and adequate public 
                                                 
85 The American planner Clarence Perry was the first to give a physical definition of a neighborhood 
unit in the planning history. Ever since his concept, neighborhood unit began to play as a separation of 
vehicular and pedestrian traffic from the town and the city as an aggregation of local traffic cells.  
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facilities were distributed to serve parcels of residential lots. It has a fixed and 
restricted community scale of 160 acres (about 0.6 sq km), accommodating 7,000 
people, or 2,000 housing units on average.86 
Figure 5-6 The Neighborhood Unit Plan 
                                         
 
The Singapore’s New Town model basically inherited the ideas of land use 
and serving radius in the above concepts. Since Singapore has a larger population but 
smaller land area, some of the concepts could not work well. Therefore, the Detailed 
Planning parameters such as the densities and scales are adjusted to fit the local 
circumstances. For example, the size of a neighborhood unit is enlarged and its 
density is increased; within the neighborhood unit which is larger, sub-division is 
made to create smaller clusters; instead of a greenbelt around the town, a green 
system is created to cover the neighborhoods, in which a public garden is located in 
the town center and pockets of open spaces are interspersed into every neighborhood 
unit.  
5-2-1.2 The Context of Singapore’s New Town Planning 
New Town is a key component in the structure of Singapore. Its emergence 
                                                 
86 Peter Gordon, Bumsoo Lee, James E. Moore II, Harry W. Richardson, Christopher Williamson. 
"Neighborhood Attributes and Commuting Behavior: Transit Choice." 38. Los Angeles: School of 
Policy, Planning, and Development, University of Southern California, 2004. [cited 2005] 
Available from: http://www.metrans.org/research/final/03-20_Final.pdf, p.6 
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was to house urban overspills of Singapore after World War II (1947-1959). At that 
time, the urban environment in the colonial period had experienced a rapid 
deterioration. The living condition was overcrowded, the residential structures were 
dilapidated, and slums and squatters proliferated.  
After independence, a concept plan was made for the island. A ring of 
residential towns and industrial estates was planned far away from the downtown area. 
These residential towns were the initial applications of New Town model, with the 
intention of providing sufficient housing units for the urban overspills. The industrial 
estates which were planned close to these residential towns were planned to become 
new employment centers on the island. With mass rapid transit connecting the new 
towns and industrial estates, inhabitants could work nearby their home, rather than 
travel to work in the downtown.  
The new towns built in the 1970s were about ten to twenty-six km away from 
the city center.87 In order to overcome the problem of distance, the new town had to 
achieve self-sufficiency. Therefore, planners started to build new towns with town 
centers which provided sufficient groceries and facilities. With this planning vision 
achieved, the inhabitants of new towns do not need to travel to downtown for daily 
goods. People living in the new towns could live and work conveniently without 
going to the urban core. The traffic burden around the downtown area could also be 
effectively alleviated.  
Today, the new town composes an essential part of urban structure in 
Singapore. The ‘New Town model’ has changed from the purely housing settlement to 
a complete-functioned urban unit. As the urban structure becomes no longer a simple 
hierarchical system, these new towns have more interrelationships with the urban 
                                                 
87 Tay, Siok-hwa (1981). New town planning : a case study of Clementi New Town / Tay Siok Hwa. 
Unpublished Academic exercise, National University of Singapore, Singapore. 
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center. Some of them begin to perform new economic roles in the city. And some 
became new regional economic centers.  
All in all, New Towns, Industrial Estates and Downtown Areas are essential 
components which build up the urban structure of Singapore. With the New Towns 
and Industrial Estates, the outskirt of Downtown Area is made full use of. And the 
whole structure works together in creating the urban environment of Singapore, by 
which people could live conveniently and work efficiently. 
5-2-1.3 The application of Singapore’s township model in SIP  
 Comparing the SIP application and Singaporean model in terms of 
commercial activities, education institutions and sports facilities, it is found that SIP 
planning generally follows the parameters of the new-town. Only minor changes were 
made on the density and scale, while some public facilities were adapted to the local 
customs. The planning of ‘reserving land’, which is particularly Singaporean planning, 
has also been applied in the SIP planning. A table of detail comparison is showed in 
the following page. (Tab.  5-2) 
The variations of the planning parameter mainly come from the differences of 
SIP’s planning capacity and that of Singapore’s new-town. SIP has a larger district 
area and its density is lower than Singapore’s new-town. The Sub-district III in SIP as 
a dominant industrial estate was especially larger in size and looser in density. 
Because of the concentration of industrial estate in Sub-district III, the other two sub-
districts need to house more population. Therefore, more neighborhood units were 
planned within each district, with sub-district level commercial centers of larger scale. 
More local customary facilities were built, such as markets and outdoor sports 
facilities. Some institutions that are unfamiliar to the local residents were removed, 
like the Public Bath. To prepare as the future development potential, larger area of 
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reserved land was planned. For instance, excluding the 15ha reserved land in district 
II and III, an additional 0.5ha was reserved for every neighborhood unit. 
Table 5-2 Comparison of facilities distribution guidelines in SIP and in Singapore’s New Town 
model88 
Provision Standard Land Area Public Facilities SIP Singapore SIP Singapore 
Regional Center 1 for the whole Suzhou City - - - 
District Center / Town 
Center 1 per District 
1 per New 
Town 
10 + 20 ha for two 
districts 1 x 6.0 ha 
Neighborhood Center 1: 20,000 – 38,000 p 1 : 25,000 p 16 x 2.5 ha 6 x2.0 ha 
Market 1: 20,000 – 38,000 p - 16 x 0.2 ha - 
School 
Day Care Center 1 : 5,000 p 1 : 5,000 p - 30 x 0.05 ha 
Kindergarten 1 : 7,500 p 1 : 5,000 p 89 x 0.2 ha for two Districts 
30 x 0.09 
ha 
Primary School 1 : 9,600 p 1 : 9,500 p 46 x 1.50 ha for two Districts 16 x 1.0 ha 
Secondary / Middle 
School 1 : 14,500 p 1 : 15,000 p 
32 x 2.40 ha for 
two Districts 10 x 2.2 ha 
Vocational School 1 per District 1 : 35,000 p 2 x 5 ha for two Districts 5 ha 
University 1 for the whole SIP - 30 ha - 
Sport Complexes 
Indoor Stadium 1 per District 1 per New Town 
2 x 3 ha for two 
Districts 1.2ha 
Swimming Complex 1 per District 1 per New Town 
2 x 1.5 ha for two 
Districts 1.5 ha 
Sports Complex 1 : 20,000 – 38,000 p 1 per New Town 16 x 1 ha 3.0 ha 
Institution 1 regional hospital for the whole SIP  5 ha  
Hospital 1 district hospital for two Districts 1 : 100,000 p 
1 x 2 ha for the 
whole SIP 
1.5 x 2.5 
ha 
Polyclinic 1:20,000 – 38,000 p 1 : 200,000 p 16 x 0.4 ha for two Districts 0.5 ha 
Cultural Center 
1 for the whole SIP 
1 per District 
1 : 20,000 – 38,000 p 
- 
- 
16 x 0.8 ha 
16 x 0.4 ha 
- 
Youth Center - 1 : 50,000 p - 2 x 0.4 ha 
Library 1 per District 1 per New Town 0.4 ha 0.4 ha 
LPG Station - 1 : 25,000 p - 6 x 0.05 ha 
Fire Station - 1 : 100,000 p - 1.5 x 0.4 ha 
Public Bath - 1 : 5,000 p - 3 x 0.18 ha 
Reserve Sites 1 per District 1: 20,000 – 38,000 p 1 : 5,000 p 
5 + 10 ha for two 
Districts 30 x 0.3 ha  
                                                 
88 One district in SIP contains about 200,000 – 300,000 population, while a Singapore’s New Town 
Model contains about 150,000 population 
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Source: 1994 SIP Master Plan and ‘the New Town Planning of Singapore’,  
provided by CPG Ltd., Singapore 
5-2-1.4 Adaptation of the Singaporean new-town model in SIP 
In Singapore, the new town model was initiated to build residential towns 
which house the urban overspills of Singapore in the post-war period. It was with the 
integral urban structure that the new towns could solve urban problems. Their remote 
distances from the downtown were essential reasons for their self-sufficiency. The 
nearby industrial estates offer jobs to their inhabitants. And a complete railway system 
which linked up all new towns and industrial estates to the downtown areas facilitate 
the whole urban structure. The new towns, industrial estates and the downtown were 
original components that contributed to the urban skeleton of today’s Singapore. Each 
part works well in itself, and the spread of population and working locations also 
relieves the transit burden to the downtown.  
Comparable to Singapore’s new town setting, the three sub-districts in SIP 
seems to parallel three new towns. However, SIP has a very different urban context 
from the new towns in Singapore.  
First of all, the three sub-districts in SIP are not remote settlements away from 
the urban center, the nearest of which is only 4 km away. District II and the District III 
are located side by side with Jinji Lake in between. For this reason, they are not 
necessarily self-contained, and the concentric land use structure was not applied.  
Instead of creating a sub-urban center that serves the district only, the SIP planning 
tried to extend the former urban core and add modern functions to it. For instance, the 
commercial core and the recreational facilities around Jinji Lake are both modern 
supplements to the traditional downtown.  
Secondly, the three districts in SIP are not residential towns. Only a few 
residents in SIP are workers of its industrial estate. Since Suzhou City is still a 
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medium-size city, people do not choose residences according to the location of their 
working places. Neither would people need to find jobs according to their living 
places. Even if they live on the other end of Suzhou City, it is not too far for them to 
work in SIP. In fact, many of the workers in SIP are residents in SND or other districts 
of Suzhou. Also, some people choose to buy houses in SIP because of its good living 
environment even though they work in other parts of the city. Today, most of the 
people who work and live in SIP are foreign employees or immigrant labors. 
Therefore, purely residential towns plus an industrial estate could not work well in SIP. 
It must have more inter-relationship with the old Suzhou City and become part of the 
urban core in order to achieve success. It needs to establish an employment center in 
order to attract employees. It also needs to build a new urban center, so as to become 
an essential part of the citizen’s urban life. 
Thirdly, as the commercial core in SIP is going to become the business center 
of Suzhou City, it goes far beyond the level of making town centers of the New Town 
model. 1) Making a CBD has an impact to the whole District. With the rising 
significance of SIP CBD in the city, the land price of District I climbed higher, and the 
development density in District I became higher too. The making of CBD had to take 
into consideration of building the whole District. 2) The accessibility to SIP from 
other parts of Suzhou or from the other parts of the region was essential in making its 
CBD. As Suzhou increases its business relationship with Shanghai, the business 
center in SIP would become more influential to the general urban economy. An 
efficient traffic network which connects SIP to other parts of the municipality must be 
provided. 3) In order to house the increasing needs of commercial/business activities 
in future, the quantity of commercial/business land uses in the SIP CBD need to be 
sufficient. 4) In making the new business center, its connection with the old 
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downtown is important. While new urban development displays a modern contrast to 
the old, the importance of old downtown conservation is also enhanced.  
5-2-2 Adaptation of the urban planning system in Singapore 
While the planning model has been transplanted from Singapore to SIP, the 
planning and development system has also been adapted into the China’s planning 
context in SIP. The physical planning and development of SIP is conducted and 
managed through a distinctive planning structure and planning process which is on the 
basis of Chinese planning structure and planning process and with reference to the 
Singaporean experiences, which are different from the ordinary planning structure and 
process that are commonly adopted by other Chinese cities. The typical planning 
structure of SIP consists of three major parts: the Concept Plan, the Master Plan and 
the Detailed Plan.   
5-2-2.1 Concept plan 
The Concept Plan was to make a long-term goal for the SIP development. 
Upon return from the field study to Suzhou site in 1992, Ong Teng Cheong, the vice 
president of Singapore then, asked the principle planner of URA then to prepare a 
concept plan for the industrial park, required him to consider from the scope of the 
whole city and have a long term plan for the industrial park.89 It was estimated that 
the industrial park would not only work as an industrial estate, but compose part of 
the urban environment, and become a leading township in the whole Suzhou City.90 
The first Concept Plan of SIP was thus initiated, drawn up by the planning team from 
Singapore’s URA in April 1993. In the Concept Plan, a strategic land use and 
transportation plan for a long-term direction in SIP were mapped out to guide the 
physical development.  
                                                 
89 Author. Interview with Foo Chee See, Aug. 15 2005. 
90 Ibid. 
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The report of Concept Plan indicated that the planning of SIP would be 
integrated with the old urban structure for better preservation of the Historic City. It 
was written in the planning report that: ‘When Suzhou Industrial Township is fully 
developed; it will extend the Suzhou City eastward balancing the development pattern 
of the City. The Historic Old City, then centrally located, will continue to be the civic 
and cultural center of Suzhou attracting foreign and local visitors within its historical 
and cultural charms. A large part of the Old City will be preserved and new 
developments within it will be kept to low-rise buildings sympathetic to the conserved 
buildings and historic districts.’ 91  Together with SND, the SIP development was 
expected to provide opportunities for creating modern urban area, catering to the 
growing manufacturing, service industry and modern living for the increasing 
population. On estimating the capacity for the 70 sq km township, population 
projection was based on the then natural growth of Suzhou City, and prepared for the 
following 20 years. The planning scale was estimated based on the annual 
development rate of Suzhou City.92  ‘Suzhou City has been experiencing average 
growth rate of more than 15% since 1980. The population is also expected to grow 
from the present 860,000 to 2 million. Traditionally as one of China's most popular 
tourist destination in the Yangtze River Delta region, tourist arrival is also expected to 
grow with the rising income of the Chinese and the opening up of China.’93 Such a 
preliminary concept of SIP planning had been well received by the Chinese officials.94 
The general land use pattern of SIP development was also decided in this 
Concept Plan. In the plan, the township was planned as defined by the major traffic 
ways connecting Suzhou and Shanghai of a perpendicular trapezoid shape. (Fig. 5-7) 
                                                 
91 "Detailed Plan for SIP CBD." 1993. 
92 Author. Interview with Foo Chee See, Aug. 15 2005.  
93 "Detailed Plan for SIP CBD." 1993. 
94 Hwee, Lim Eng. "The Singapore Suzhou Project." Planews, Journal of the Singapore Institute of 
Planners 15 (1997): 6-12. 
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Between the northern 312 Highway and the southern Airport Road, the township 
starts from the East Circular Road (Donghuan Road) around Suzhou Historic City, 
and ends by the industrial site on its east connecting to Shanghai-Ningbo Expressway. 
Four major traffic ways were planned east-west within the township, in order to 
distribute the northern and southern traffic burden. Though only three lines were 
finally built, the structure remains evident in the east-west direction. The size of land 
parcels gradually grows larger while the road density becomes lower from the 
Historic City to the industrial estate.  
Figure 5-7 Conceptual diagram of the SIP land use planning structure 
 
Source: 1993 Detailed Plan of SIP Phase I, by URA, Singapore  
 
It represented a comprehensive and self-sufficient township in the conceptual 
land use planning as a variety of housing and a complete range of community and 
recreational facilities were planned to support the industrial park at the fringe of SIP.95 
It was obvious that different land values were considered in the planning. The western 
part of SIP, which connects to the old city while separated from the other part by Jinji 
Lake, is enabled by its location to integrate the function of the Historic City. And the 
SIP Commercial Core was planned to be developed in this area which was expected to 
                                                 
95  Ibid. 
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‘function as the new and modern commercial hub of Suzhou City in future and 
integral in form and complementary in function with the Old City. As part of the city 
center, it will provide for inner city living; modern offices; shopping complexes as 
well as specialty shops; hotels; cinemas; bowling alleys' eating places; cultural and 
other entertainment facilities catering for both the tourist and local.’96  
5-2-2.2 Master Plan 
According to the SIP Planning Act: ‘The SIP Master Plan as part of the 
Suzhou City Master Plan, should include the designated function of SIP, the 
development goal and target planning size of SIP, the standards, norms and criteria for 
the main construction in SIP, the land use structure, functional land use 
differentiations and the general layout for various types of constructions, 
comprehensive transportation system, water space and green space system, sectoral 
planning and planning for short-term constructions.’97 The planning documents of 
Master Plan consisted of the written planning statement, the attachment of detail 
explanations and other basic materials. The planning drawings affiliated include: 
location map of the SIP, existing condition of the site, SIP Master Plan, transportation 
plan, planning of other disciplines (water supply, drainage system, electricity, 
communication, gas and etc.), Phase I planning, and planning for the adjacent areas. 
To develop the Concept Plan further, a planning consultancy team comprising 
the URA, JTCi98, CESMA99 from Singapore, and the Suzhou City Planning Bureau 
(subsequently replaced by the planning bureau of SIPAC after it was formed in 1994) 
was engaged by CSSD to undertake the master planning and detailed planning for SIP, 
                                                 
96 "Detailed Plan for SIP CBD." 1993. 
97 "The Act of  Planning and Management in Suzhou Industrial Park." SIPAC, Suzhou, China, 1995. 
98 JTC International, as a matter of policy, exported its high environmental performance around the 
region to other Industrial Estates in which it has investments. 
99 Cesma International was a wholly-owned subsidiary of HDB, established in 1989 and has 
representative offices in China and Malaysia.  
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a two stage planning process required under the Chinese City Planning Act.100 The 
effect of the Master Plan shall last 20 years, in which the Phase I planning should 
provide with the development need of 5 years. The Master Plan of SIP should be 
examined and approved by the Provincial Government; the detailed plans of SIP 
should be examined and approved by the Suzhou Municipal Government.  
In the 1994 SIP Master Plan, SIP is planned as an industrial based township in 
which about 40% of the land has been planned for industrial use. (Fig. 5-8) Its layout 
was basically considered from the accessibility and the environmental aspect. Also 
taken into consideration included issues of: segregation of residential areas, the 
predominant wind direction, the location of major utility infrastructure, the road and 
water transportation network, as well as the accessibility to the workers’ housing.101 
The light industry is planned along major traffic ways 312 National Highway, 
Shanghai-Hangzhou Highway, Beijing-Shanghai Railway, Low River and Wusong 
River on the north and south of Suzhou City. The heavy industry is planned to the 
eastern part of SIP because of the south-east wind orientation, and that inhabitants of 
SIP back from Shanghai direction do not have to trans-cross factories before reaching 
home. The specialized industrial parks such as fine-chemical park and auto-parts are 
created to promote the clustering concept.102 During the process of planning, the 
Singaporean experience was referenced such as the dimension of industrial plots.103  
The planning of housing is to take advantage of the existing natural features 
such as: housings planned to face the waterfront of the 3 sq km wide Jinji Lake and 
other water bodies, and the bungalows and condominiums planned to overlook the 
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greenery and farmlands.104 Because of traffic reasons and the problems caused by 
noise and pollution, less desirable locations bordering the industrial sites are planned 
for low-class housings of higher density; and within the commercial core service 
apartments are planned. A full range of supporting facilities are planned in the 
residential areas such as market, neighborhood shops, schools, community halls, fire-
brigades, civil defense posts, sports and recreational facilities.105  
Figure 5-8 1994 SIP Master Plan, SIP Phase I Master Plan 
 
 
Source: 1994SIP Master Plan. 




5-2-2.3 Detailed Plan  
According to the SIP Planning Act, ‘the SIP detailed plan should be based on 
the SIP master plan to stipulate the detailed plan for land use, distribution of 
population, public facilities and various short-term construction projects in SIP.’ ‘The 
Detailed Plan consists of the boundary of each construction project on the planned 
plot, the control indices such as plot ratio, building density, green coverage, building 
height (general layout plan), utility engineering plan and 3D site plan.’ 106  The 
planning documents of Detailed Plan include written planning statement, attachments 
of detail explanations and other basic materials. The planning statement for Detailed 
Plan would include land use and other regulations of building management. The 
planning drawings include: existing conditions, land use planning, controlling 
parameters of land use planning, and urban design of important areas.  
To give an example of what Detail Control Plan means in controlling the 
development project, one of the plots in the SIP CBD area is introduced here. The 
land parcel selected as the example was released in 2003. Before it goes to the 
Detailed Plans, below the Phase I master planning level, there is another urban design 
layer for the SIP commercial core. (Fig. 5-9) Provided by the Urban Design guidelines, 
the Detailed Construction Plan (DCP) is made for each development plots, which 
consists of a plan and a section. In the DCP, the boundary line, the building setback, 
the building typology (e.g. with 4-storey high podium), the building height are 
controlled. (Fig. 5-10) All these guidelines continue all the way down to be 
implemented in the architectural design. (Fig. 5-11) Through such a system, the 
controls at different planning scales are carried forward in the development process. 
 
                                                 
106 Chapter 1, Section 3, "The Act of Planning and Management in Suzhou Industrial Park.” 
SIPAC, Suzhou, China, 1995. 
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Figure 5-9 The land use plan in the SIP Phase I Commercial Core Urban Design 1994 
 
Source: 1994 SIP Phase I Commercial Core Detailed Plan 
 
 
Figure 5-10 Example of Detail (Urban Design) Control Plan – the Haining Development Plot in SIP CBD 
area 
 
Source: Provided by SIPAC planning department 
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Figure 5-11 The architecture site plan in SIP CBD area 
 
Source: Provided by SIPAC planning department 
 
5-2-2.4 Consistency in the Urban Plans and the Implementation of Plan 
Table 5-3 Comparison of urban planning system in China, Singapore and SIP 
 
The Chinese Planning system consists of two main components, the Master 
Plan and the Detailed Plan (DDCP&DCP). (Tab. 5-3) Its Master Plan makes strategic 
planning for the long-term development, which is similar to the Concept Plan in 
Singapore. However, it is more detailed in terms of planning in-depth, and is revised 
every five years. Whenever the situation changes, the Master Plan need to be modified. 
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The DDCP, which is one level below the Master Plan, is to control the land 
development. Because of the uncertainty in market dynamics, normally DDCPs could 
only provide a frame of simplistic land use zoning, which is similar to the detail of the 
Master Plan except for a smaller scale. The DCP is usually made before immediate 
construction. Therefore, from Master Plan to DCP, there is a lack of proper planning 
control in-between. As the Master Plan is only changed every five years, DCP would 
lose directions while facing the rapid urban development within the period.  
In Singapore the Concept Plan was a special product in history after its 
independence. At the time, rapid urban development grew out of the colonial times’ 
Master Plan. The purpose of having Concept Plan is to provide a long range (40 to 50 
years) blueprint for the physical development, by anticipating the need in the future 
for an eventual population, and safeguarding the land to meet both social and 
economic needs such as housing, leisure, transport, community facilities, business and 
environment. 107  Its main contents included the distribution of regions and the 
characteristics of each region. Basic principles are long-term planning for the land use 
and the transportation system, and flexibility in design for future modifications. In 
order to keep pace with the changing needs, Concept Plans are reviewed every 10 
years in public consultation in Singapore. The modifications reflect the State’s 
strategic changes on the urban development.  
In SIP, the Concept Plan has resulted in a continuous influence in its urban 
development. Only ten years has passed since the establishment of SIP. During its 
development, there has been only one Concept Plan made in the starting period. When 
SIP experienced the significant financial restructuring in 2000, the nature of the 
project was changed. Before that, it was a development more of the Singaporean 
                                                 
107 2001 Singapore Concept Plan. Singapore Urban Redevelopment Authority, 2001. 
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mode, as its planning and management all followed the Singaporean experience. After 
that, although the Singaporean planning and development were still influencing, the 
power of control was passed to the Chinese part. In 2002, A Review on SIP Master 
Plan which was done by the Suzhou City Planning Bureau did some revision on the 
planning parameters of the 1994 SIP Master Plan. In 2004, the Further Detailed 
Planning on SIP CBD made some changes on the planning parameter of CBD. 
Throughout all these Plans, the basic land use pattern, the transportation network 
structure, the major district division, the key urban identity and the long-term 
development goal of SIP have not been changed. The current urban planning still 
follows the direction of the Concept Plan. This long-term planning vision has secured 
the development direction of SIP from the beginning to the present. 
5-3 Sub-conclusions 
The adaptation of Singaporean experience of urban planning in the case of SIP 
provides some practicable methods in doing efficient urban planning and effective 
planning control. As is shown in this chapter's study, the application of Singaporean 
experience shapes the difference of SIP urban planning structure from the Chinese’. 
In the SIP planning development, its site selection has been decisive in 
defining the project’s development potential. Its location being adjacent to Suzhou 
historic town enables it to become part of the city’s urban core. Its position along the 
Suzhou-Shanghai axis facilitates its easy connectivity with the larger market in 
Shanghai. 
On urban planning, the new-town planning concept shaped the structure of 
SIP’s Master Plan. The idea of neighborhood as a basic planning unit ensures that 
sufficient facilities are provided instead of simplistic zoning. Beside, sufficiency is 
also achieved by the practice of 'reserved land’ for future development. Furthermore, 
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the transit model of the new-town also helps to achieve efficiency in the planning the 
traffic network. 
On planning structure, the SIP urban planning provides a good example of 
effective planning control. From the Concept Plan to the DDCP, the planning concept 
on the macro-level was continuously deepened to the micro-level. As the Detailed 
Plans have been legitimized, the continuity of urban plans is translated into the 
development controls.  
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CHAPTER 6: THE EXPERIENCE OF SIP URBAN PLANNING 
AND DEVELOPMENT 
 
Planning is useless without implementation. Chapter 6 will investigate the 
development process of SIP. The strictly enforced planning and development act, and 
the mechanism of planning and management in SIP are believed to be the backbone of 
the SIP urban planning system. This Chapter will analyze them and try to summarize 
the lessons learned from the SIP planning system, with reference to the urban 
planning systems in China and in Singapore.  
6-1 On the development process 
6-1-1 Prepare a Foundation for the development  
The concept of sustainable planning was practiced in making SIP. Starting 
from the site selection, the nature of SIP site was carefully investigated before urban 
planning started, such as the climate, the geographical condition, the education of 
population, and the economic and cultural background of Suzhou. As early as in the 
first field study to Suzhou, the delegation from Singapore has done an in-depth 
research on the site. Their precise attitude was reflected in the site analysis.  
The delegation found that the land was lower-lying, flat, full of drainage 
canals, and could be easily attacked by flood in future. In order to prepare site for 
development, an early fill at an average of 0.7m was needed. The finally designated 
site of SIP covers an area of 70 sq km. To complete the earth fill of the whole site, the 
work would cost much time and expense. However, the Singapore government made 
that decision to prepare the land for long-term development. In the beginning two 
years, the Jinji Lake was drained in order to get the earth at the bottom of lake. 1994 
to 1997 was the period when dramatic urban transformation took place all over 
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Chinese cities with a tremendous speed. Many Suzhou citizens could not understand 
why the SIP made such a great effort on the invisible foundation, while no building 
was built after two years of establishment. However, the importance of the work was 
proved not long after. The first 10 sq km of earth fill was completed in 1997. In the 
late 1997, a great flood attacked China’s southern coastal cities. Suzhou City was 
seriously affected by the flood then and suffered a great loss. SIP with the firm 
foundation, fortunately, stood through the trial successfully.108  
Figure 6-1 Major Traffic Ways in 1994 SIP Master Plan 
 
Redrawn by the author according the 1994 SIP Master Plan  
 
Besides the work of earth fill, the foundation construction included also the 
roads, bridges and other infrastructures such as the water supply and drainage system, 
the gas pipes, and the electricity and cables. The first 10 sq km of foundation 
construction was finished in 1997. With a total investment of US$4 billion, the basic 
infrastructure construction over the area of 70 sq km was completed in 2004. On road 
construction, an open network system was designed for SIP. (Fig. 6-1) By using the 
                                                 
108 Author. Interview with Foo Chee See, Aug. 15 2005. 
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grid pattern of network, an equality of accessibility would be achieved among the 
township. Several major ways were planned to connect the regional traffic network. 
The Shanghai-Ningbo Highway, the No.312 National Way, the Airport Express and 
the East Circle Road defined the directions of the traffic structure in SIP. The major 
orientation of transportation was obviously of the east-west direction, as in the 1994 
SIP Master Plan four major ways connected the old Suzhou city to the direction of 
Shanghai.  
6-1-2 Prepare a Team for the Development – the Software Transfer 
Program 
 In spite of all the physical preparation as described above, the ‘software 
transfer’ program started immediately after the project was launched. John W Thomas 
has investigated the significance of software transfer in his study: its significance was 
‘to impart Singapore’s accumulated and proven methods of industrial development 
and administration to the development process of SIP’; the software transfer is ‘the 
sharing of Singapore’s successful public administration and economic management 
experience with the Chinese authorities, so that they can formulate pro-business 
policies in SIP and govern with transparency and efficiency’; Its goal was ‘to promote 
the Singaporean characteristics of pro-business, efficient and clean.’ 109 
By 1996 nearly 50 Singapore government bodies – including the Ministries of 
Labor, Trade and Industry and National Development, the Housing Development 
Board, the Central Provident Fund Board, the National Trade Union Congress, the 
Trade Development Board and the Urban Redevelopment Authority – conducted 
courses for Chinese officials both in Singapore and in Suzhou. The Software Transfer 
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Project’s Chief Coordinator said that Singapore officials from various bodies were 
sent to Suzhou for up to two months at a time to train Chinese officials. In all, more 
than 1,300 officials from Jiangsu (including Suzhou) have had software training in 
Singapore. The benefit of software transfer program was spread even beyond the city 
of Suzhou and the province of Jiangsu. It was said that more than 250,000 officials 
from all over China have come to study the software of SIP.110  
In 1994, a group of urban planners were sent to Singapore by the Chinese 
government as the first group of participants in the ‘software transfer program’.111 In 
1996, the second group of urban planners went to Singapore for the training.112 The 
course they received was on ‘urban management’, one of the three areas the program 
covered in which the other two were ‘economic management’ and ‘labor 
management’. It covered environmental protection, building control and town 
planning. All courses were run in Mandarin. According to the Software Transfer 
Agreement signed in 1994, the courses would cover areas such as land-use planning 
and development, building control, environmental regulation, planning and 
management of industrial estates, new towns and public utilities management, and 
labor management. 
The URA of Singapore prepared a set of notes for the software training, called 
the 'Land Use Planning & Regulation of Singapore’.113 The notes were divided into 
three parts. The first part is a general introduction of Singapore’s urban history. It 
covered how Singapore was discovered in the early 19th century, how it was 
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colonized by the British, and how it became a trading center and political center of the 
British colonial area in Southeast Asia. It also covered the urban environment of 
Singapore in the colonial period, its urban problems after World War II, and how the 
downtown decay was solved later. As an introduction of how Singapore was shaped as 
it is today, it covered the master planning and the new regulations on land ownership. 
The second part gives a general introduction of the Singapore geography. Finally, the 
third part introduces the planning system of Singapore. Since Singapore is constrained 
with limited land and natural recourses, how to manage these resources for a large 
population is the biggest challenge. Since the British planning system in the colonial 
times was no longer suitable to guide urban development in the new period, a new 
planning system was needed. The principles of Singapore planning are discussed. 
How they are applied in the planning and development and how different departments 
are organized in the urban planning are also illustrated. 
As a result of the training, participants in the program got to know the history 
of Singapore urban development, and their experiences in solving urban problems in 
the history. It inspired the trainees of the sustainable planning by explaining how 
Singapore planned its limited land resource. It showed the importance of coordination 
in urban planning by revealing how Singapore organizes different departments in the 
planning process. It also provided a structural model of sustainable urban planning by 
outlining the structure of Singapore’s planning system. After the program of ‘software 
transfer’, the leaders of SIP urban planning become familiar with the Singaporean 
urban planning. A mutual value system was built up among the team, which helps to 
reduce the difficulties of collaboration later on. 
6-1-3 The Process of Planning and Development by Phase 
After preparing the foundation for development, the construction of SIP 
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project was carried out in three phases. (Fig. 6-2) The division of phase complied with 
the division of districts. On urban planning process, the long-term planning was done 
integrally first, while Detailed Planning was done before each phase started. In 1993 
the planners from Singapore proposed a concept plan for the development. In 1994, 
the local planners with the planners from Singapore completed the first Master Plan of 
SIP.  Following the overall SIP Master Plan, the Master Plan for Phase I development 
was completed in March, 1994. The Detailed Plan of Phase I development was 
completed in Nov. 1994. In 1995, the planning team completed the Master Plan for 
District II and District III of SIP. The Detailed Plan for Phase II development was 
completed in Oct, 1995, and the Detailed Plan for Phase III development was 
completed in April, 1996. 
Figure 6-2 The three development phases of SIP project 
Source from: 1994 SIP Master Plan Report, by URA, Singapore 
 
Phase I started on the 8 sq km of District I. A total area of 0.45 sq km building 
clusters were built called ‘the Sample District’, including 90, 000 sq m of hi-tech 
factories and 70,000 sq m of housing and service facilities. After more than two years 
of foundation construction, Phase I became of primary importance in displaying the 
concept and quality of building environment in SIP. As soon as the Sample District 
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was completed, some members of the local planning team moved into the new houses, 
and became the earliest residents of SIP. Since it could not be built without the 
support of a population density, the Detailed Planning for the commercial core in 
Phase I was not done until 2002.  
6-1-4 the legitimized application process for development projects 
In the regulation it is stated clearly that a construction project should get 
approval from the SIPAC at least three times before any construction could start. (Fig. 
6-3) From its site selection, to initiate planning and design for the project, to finally 
construction on the site, the process of conceiving the project – doing planning, 
design and starting construction is fully under the direct supervision of SIPAC. If any 
procedure failed in application, the project could not be built in SIP. In other words, 
the application by any developer of any construction project must meet the 
requirement of the integral SIP master plan.  
Figure 6-3 the legitimized application process for development projects 
 
Drawn by the author. 
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An act of ‘Examination and Approval Procedures for SIP Planning and 
Construction Management Regulation’ is formulated in SIP to achieve efficient and 
qualified work. According to the regulation, any construction project in SIP must be 
processed through three procedures of application at least. 
Firstly, any construction project in SIP should send its application of site 
selection to CSSD. And CSSD would report it to SIPAC for approval. Procedures and 
processing schedule of the application include:114 
In the beginning of programming, CSSD is responsible for recording relevant 
planning data of the application, such as the land use, the quantum of investment, the 
required land area, the main products, raw materials, waste and pollution, 
management, etc.; and then submit this record to the SIP planning and building 
department for approval.  
The SIP planning and building department should reply CSSD within two days 
whether it has decided to participate in site selection. If the SIP planning and building 
department made decision to join in the site selection, it should present advices to 
CSSD within one week.  
In the site selection, CSSD should report the site conditions and other contents 
that are related to the SIP Master Plan to the planning and building department of SIP 
for record. 
If there is any specific requirement on the CSSD site selection, the SIP 
planning and building department would release its requirements within one week. If 
the site selection was disapproved, the SIP planning and building department could 
ask CSSD to reselect the site, with written suggestions attached to CSSD. 
                                                 
114 "SIP Guihua Guanli Shenpi Chengxu He Gongzuo Zhouqi De Guiding (Examination and 
Approval Procedures for Sip Planning and Construction Management Regulation)." Point 2, 
translated by the author. In the "The Act of  Planning and Management in Suzhou Industrial 
Park. ." SIPAC, Suzhou, China, 1995. 
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CSSD could pass the requirements and suggestions of the SIP planning and 
building department to the construction party, or reselect the site accordingly, or 
appeal to the SIPAC. 
Secondly, after site selection is processed by CSSD, to start planning and 
design for the construction project, the developer should send application to the SIP 
planning and building department for approval. Its procedures and working schedule 
include:115 
After acknowledgement by the SIP economic development department, the 
applicant should submit an application form attached with the site condition, pass its 
planning proposals and architectural design drawings to the SIP planning and building 
department, including the master plan, the building plan, elevation and section, and 
written document of written design statement. 
The SIP planning and building department should finish reviewing the 
documents and drawings within two weeks, get acknowledgement from relevant 
technical consultants, and send inform to applicant after approval. Modification is 
allowed once after approval. Also attached with the approval would include Detailed 
Planning and construction requirement such as building setback, approved master 
plan, individual building plan, elevation and section, written design statement, 
planning approval, and appraisal from relevant consultants.  
The applicant should work on construction drawings based on the approval 
document, or have adjustments and resubmit for review in six months. 
The SIP planning and building department would review the revised 
application and announce the result within a week, and release approval with 
requirement attached. If the requirement is still not met, the SIP planning and building 
                                                 
115 Ibid, Point 3. 
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department could withhold the approval. 
The applicant should work on construction design according to the approval, 
and apply for building construction approval in the following nine months, or could 
appeal and reapply if the former application is disapproved.  
Thirdly, after planning and design get approved, constructions should start 
only after the construction application gets approved from the SIP planning and 
building department. Its procedures and working schedule include:116 
The construction drawings of individual building projects, the geographical 
study report on construction site, calculated schedules, together with the documents of 
approval should be submitted by the applicant to the SIP planning and building 
department in applying for the construction approval. Also required in the application 
include the construction site plan and construction warranty. 
The SIP planning and building department should examine the construction 
drawings according to relevant construction regulations, have site survey, check the 
construction location, get comments from other relevant technical consultants, and 
inform the applicant through written reports. 
The applicant would do changes on construction drawings in the following six 
months, and send request to qualified builders who are endorsed by the SIP planning 
and building department to do construction. The construction process would be 
supervised under supervision units which have been endorsed by the SIP planning and 
building department. All the modified drawings and relevant request documents 
should be submitted to the SIPAC planning and document. 
The SIP planning and building department would announce the approval 
within three days to the applicant, the builder and supervision unit. If the modified 
                                                 
116 Ibid, Point 4. 
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application is not approved, the SIP planning and building department would withhold 
the approval of construction. 
The applicant could start construction once the approval is obtained, or could 
reapply and appeal to the SIPAC ministry if the former application failed.  
 Besides the three procedures of application mentioned above, for the 
construction projects that SIPAC planning and construction department requires the 
submission of its planning and architectural design proposal, its design proposals 
should be reviewed and approved, which requires the processing procedure and 
working schedule as follows:117 
The applicant should submit design proposals and written design statement as 
well as an architectural model, done by qualified design institute, to the SIP planning 
and building department as required. 
The SIP planning and building department would organize the SIP planning 
and design consulting committee for verification within two weeks, and then send 
written appraisal to the applicant. 
The applicant should revise the design proposal in the following two months 
and start construction drawing design.  
The SIP planning and building department would then examine the revised 
design proposal and provide comments to the applicant in a week. 
The applicant should start doing detail design following the comments given, 
and send application for construction approval, or resubmit design proposal to the SIP 
planning and building department, or could appeal to the ministry of SIPAC. 
The three stages of supervision by SIPAC planning and construction 
department reflect how construction projects are controlled in their planning and 
                                                 
117 Ibid, Point 7. 
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implementation through four aspects. Firstly, the approval of site selection ensures 
that any attempt of construction by any developer would obey the land use planning 
of the SIP master plan. Secondly, the examination of planning and design for the 
construction by SIPAC planning and construction department ensures the construction 
project meet the planning and design guidelines in SIP and other issues like 
environmental protection and fire preventions, and give directions of urban design 
guidelines such as building setbacks and so on. Thirdly, the requirement for 
construction approval ensures the security qualities of construction project. In the 
third stage, the builder and the supervision unit must be qualified bodies endorsed by 
SIPAC planning and construction department. And fourthly, if the construction project 
is on any important site of SIP planning, its design is to be examined to ensure 
compliance with the special urban design guidelines, to avoid incongruous design and 
safeguard urban spatial quality.  
By following these procedures, the SIP planning and building department 
maintains communication with developers, until mutual understanding with SIPAC is 
reached and the construction projects are approved. Since every application procedure 
was allocated a limited schedule, the period of construction is controlled, and the 
efficiency of work is ensured. 
During the application process of a construction project, three major actors 
play the dominant roles. They are the developer, the building and construction 
department in SIPAC, and the builder. The developer conducts the project 
development. The planning and construction department of SIPAC examines and 
approves the application. And the builder carries out the construction work. CSSD 
connects the developers, the builders and the SIPAC. It is responsible for marketing 
and managing the estates, and consists of four departments; the marketing department, 
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the planning and construction department, the corporate development department, and 
the finance department.118 No in-house professional institute of design or construction 
is set up under SIPAC. Although all design and construction are outsourced, they are 
all under the direct control of SIPAC.  
6-2 On the planning mechanism  
6-2-1 The planning mechanism in SIP 
SIP is a joint venture at the national level between two countries of different 
social systems. It has autonomy in setting up its own regime of urban planning, which 
could transcend the administrative control of the Suzhou Municipality and share the 
same status as a provincial/municipal government. Under the direct supervision of the 
political leaders of the two nations, it could propose development plans on its own 
and guide the physical development within its governing area.  
The administration of SIP consists of two levels of authorities. The CSSD is 
the authority at the level of ownership; and the Suzhou Industrial Park Administrative 
Committee (SIPAC) is the authority at the level of management. 
On the level of ownership, CSSD was established in 1994 by the two 
governments to take the lead in the SIP physical development which would build, 
market, and manage the estate. It was officially registered in China as a foreign-Sino 
joint venture company, which initially consisted of a ‘Singaporean’ consortium which 
controlled a 65% stake of the project, and a Chinese consortium which shared the 
remaining 35 percent. In addition, a Joint Steering Council and a Joint Working 
Committee were set under CSSD. Between 1994 and 2001, the Joint Steering Council 
was co-chaired by (the then) China’s Vice President Li Lanqing and Singapore’s 
Deputy Prime Minister Lee Hsien Loong. Also on the council were ministers, vice 
                                                 
118 The Organization of China-Singapore Suzhou Industrial Park Development Co., Ltd [cited 
2005]. Available from http://www.cssd.com.cn/zzjg.shtml. 
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ministers and senior bureaucrats from key ministries from both countries. The Joint 
Steering Council met annually if there were no extraordinary calls for meetings. The 
Joint Working Committee, which reported to the Council, was co-chaired by the 
Suzhou Mayor and the Chairman of the Singapore Economic Development Board. It 
met every quarter to facilitate the ‘software transfer’. Between 1994 and 2001, the 
CSSD was headed by the ministries appointed by the Singapore government. 
On the level of management, SIPAC is the local authority appointed by 
China’s State Council and the Jiangsu Provincial Government to administer the 
Suzhou Industrial Park Project. It reported directly to Beijing, and was autonomous 
from the Suzhou Municipal Authority or the Jiangsu Provincial government. With the 
authorization of various government organizations, it is responsible for issues like 
approval, registration and filing, etc. According to the official statement, it administers 
services such as selling the leasehold rights of the land, approving investment projects, 
the planning and regulation of the usage of land and natural resources, construction, 
traffic growth and environmental protection of its designated area. SIPAC was also 
tasked to vet applications from companies wishing to establish business operations in 
the Suzhou Industrial Park. 119 Besides, the SIP State Tax Bureau is under SIPAC, 
which ‘serves enterprises to apply for and implement preferential policies in 
taxation.’120 Also, the SIPAC maintained the public amenities and liaised with the 
Suzhou Municipal Authorities on any urban matters. Such an administrative system 
facilitates the autonomy of planning process within SIP, which differentiate from the 
regular situation under the Chinese planning system.  
                                                 
119Considerate Pro-Business Services SIPAC, [cited 2005]. Available from 
http://www.sipac.gov.cn/english/Investment/t20050328_11057.htm. 
120 Sip State Tax Bureau in Consistent Pro-Business Service SIPAC, [cited May 2006]. Available 
from http://www.sipac.gov.cn/english/news/t20051223_13154.htm. 
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6-2-2 The Planning mechanism and the Consistency in the 
Implementation 
The similarity and differences of planning system in China, Singapore and SIP 
are compared in the table below. (Tab. 6-1) 
The China’s Planning System: In China, every administrative level has a 
Planning Bureau. With respect to urban planning, its major duty includes: 
organization of preparing, revising, evaluating, examining, approving and reporting 
major Urban Plans according to the planning regulations; management of planning in 
the whole city; managing the bid invitation for planning scheme design; and 
participating in the formulation of some macro level planning. Each Planning Bureau 
is attached with a Planning and Design Institute, which is responsible for making 
urban planning and design drawings. After the Planning and Design Institute finishes 
making Urban Plans, the Planning Bureau is responsible to carry out the 
implementation.  Usually the vice head of the Planning Bureau and the director of the 
Planning and Design Institute are the same person, which means that the professional 
body is under control of the Bureau. The Bureau has the power to make planning 
goals; it could also change planning parameters in the actual implementation. 
China’s multi-level administrative system increases the complexity of 
planning implementation. According to administrative division at different levels, the 
Planning Bureau and the Planning and Design Institute are responsible for different 
levels of Urban Plans and their implementation. For example, the Provincial level 
Department of Construction and the City Planning Division are responsible for 
making Systematic Plan of Cities and Towns and their implementation; the 
Prefecture/Municipal level Planning Bureau and Planning and Design Institute are 
responsible for making the city’s Master Plans and their implementation; and the 
Town/Township level Office of Planning and Construction are responsible for making 
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DDCPs & DCPs for the local development and their implementation.  
   


















































However, with the complexities of multi-level administrations, the 
implementation of macro-level Plans such as the Systematic Plan of Cities and Towns 
and the implementation of Master Plan could hardly be realized. Therefore they could 
only provide strategic directions on their Plans. Since the local government is taking 
charge of making the DDCP&DCP, their considerations for the local benefit becomes 
determinant in shaping urban forms, on which the Plans at the macro level could only 
have a limited impact.  
The Singapore’s Planning system: In Singapore, much of the planning and 
development process is under the control of the State. It comprises a two-tier planning 
system which includes: the Ministry of National Development (MND) on the policy 
level which make political goals for the Singapore development, and Urban 
Redevelopment Authority (URA) on the implementation level which conduct the 
planning and development process. Under the steering organization of MND, there are 
other institutions such as the Housing Development Board, the Building and 
Construction Authority the National Parks Board and the Agriculture-Food and 
Veterinary Authority of Singapore. MND is responsible for the long term physical 
planning, the long-term domestic political stability and economic growth of the 
country. URA approves all development proposals from long term strategic plans to 
detail local district plans. It works and co-ordinates with other relevant agencies, and 
guide efforts to bring these plans to reality.  
The SIP Planning System: As the Singaporean system is adopted in SIP, 
similar with the two-tier structure, SIPAC is responsible for the long-term planning of 
SIP while CSSD conducts the process of planning and planning implementation.  
In SIP, a ‘SIP Act of Planning and Construction’ legitimized the powers and 
roles of SIPAC and CSSD in the implementation process in SIP. SIPAC is the 
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administration of urban planning and development, but it does not have an affiliated 
professional planning and design institute, which is different from the normal 
Planning Bureau in China. On planning implementation, SIPAC is responsible for 
supervising and giving permissions, while CSSD organizes the issues related to the 
processing of applications.  
SIPAC, CSSD and the developer are three major actors in the development 
process. By carrying out the planning intention of SIPAC and dealing with developers, 
CSSD connects SIPAC with the market. During the application process, the developer 
needs to get approval from SIPAC at every stage, without which the project process 
cannot move on. By processing the applications for developers and giving them the 
feedback of SIPAC, CSSD connects the developers with SIPAC. By the work of 
CSSD, the developer carries on the development process from the beginning to the 
end under the full supervision of SIPAC. The developer cooperates with the planners 
and designers in doing Detailed Planning and design for the project. It also 
coordinates with the builders in order to complete the construction according to the 
design. The close coordination between developer and the SIPAC contributes to 




CHAPTER 7: CONCLUSIONS 
 
The urban restructuring of Suzhou is in the urban context of China’s post-
reform era. After China’s economic reform, the institutional reform changed the 
country’s administrative structure. Along with the restructuring of administrative 
system and the decentralization of planning decision-making power, the urban 
districts become the basic units in urban development. Since the performance of these 
urban districts is closely related to the local financial revenue and the promotion of 
individual’s career, the competition of urban development among urban districts 
becomes increasingly intense. As every district wants to promote itself as an important 
node in the city, commercial/business centers are built and promoted at the district 
level.  
The two largest urban districts of Suzhou are derived from its two national 
DZs. These DZs, given strong political support by the Chinese government, are the 
main driving force of Suzhou’s urban expansion and city restructuring in the past two 
decades. The SND and SIP, now housing the modern development of Suzhou, have 
been developed with new urban centers. Together with the traditional urban centers in 
the old city, the trend of multi-nucleated urban structure is being formed. Furthermore, 
to accommodate the increasing need of regional business activities, Suzhou city is 
calling for a new CBD.   
The SIP, which was nominated to hold the new Suzhou CBD in its commercial 
core, is planned and built with the application of the Singaporean planning model and 
development process. Its location determined the planning concept and development 
potential upon its establishment. The structural traffic network was defined by the 
concept plan. The parameters of Singapore’s new town planning shaped the land use 
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planning of three sub-districts in SIP. The transit model of a new town further 
completed the overall traffic plan.  
In the concept plan of SIP, the commercial core was already initiated as the 
future CBD of Suzhou. Through ten years of construction and development, the 
environment has attracted more people to work and live in SIP. Also, the land prices 
have escalated, and the residential density around the commercial core has increased. 
However, most of the land in the commercial core was held in reserve from 
development. As the Detailed Planning of the commercial core has been revised 
several times, the development density has increased a lot. Compared with the other 
commercial nodes in the city, the SIP commercial core is more competitive in terms of 
accessibility, regional connectivity, and environmental quality.   
The SIP project happened at the right time when the two countries’ 
development strategies met, at the right place of Suzhou close to Shanghai. Its team 
has been trained with mutual interests, leading to the well-functioning of its operating 
system. Moreover, it gets the support of the local government, especially after its 
financial restructuring in 2000. All these contributed to the growth of SIP from an 
industrial park to the modern downtown after ten years of development. 
The planning and development of SIP provides us with some experiences on 
efficient urban planning and effective development control. By having the Concept 
Plan, the strategic ideas help guide & improve the urban plans. The basic planning 
principles of each level are continuously retained and actualized at the level below. At 
the bottom level, the ratification of DDCP granted the legal power to control the land 
development. Through such an urban planning structure, the planning control is able 
to transcend from macro to micro and be maintained with continuity and conformity. 
The effectiveness of planning control in SIP development consists of two parts. 
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The first part is to exercise control from Master Planning to Detailed Planning. This is 
achieved through the legal structure of urban planning. All three phases of 
development are all coordinated during Master Planning, Detailed Planning is done to 
control immediate construction and the planning control becomes more detailed as the 
planning scale levels down. The second part is to control the development process. In 
SIP, every development project is required to conduct three levels of application. 
From site selection to site planning, architectural design, construction design, every 
procedure requires the permission of SIPAC. Therefore, the control of implementation 
could be supervised effectively by SIPAC according to the plan.  
All the kinds of control mentioned above are supported by an effective 
mechanism. The planning mechanism that consists of SIPAC and CSSD in conducting 
urban planning and development enable efficiency and precision in the operation 
process. SIP is at the urban district level of the Chinese administrative structure. 
However, the autonomy given by China’s government facilitates it to operate the two-
tier mechanism, instead of passing through the multi-administrative level application 
process, which is the norm in China. More importantly, the separation of market 
interaction in CSSD from SIPAC reduces complexity during planning implementation. 
There are several lessons and experiences that the SIP’s urban planning and 
development provide to the Chinese planning system.  
On urban planning, first of all, a systematic planning model should be made 
and practiced, in order to enable the on-going development of the plan. Other than 
that, as the actual urban development takes place at the district level, district 
governments should coordinate and cooperate in making the Concept Plan. Through 
coordination, the mutual interests of all participatory bodies are realized, and the 
directions of sustainable planning at the macro scale are emphasized. This helps each 
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participatory body to understand better its specific position in the larger picture. 
Furthermore, in such a planning system, it is necessary to reserve land for future 
needs in the land use planning. Last but not least, each layer of the structural plan 
must be ratified. 
On planning control, how to fulfill the Plan and how to push the development 
speed may be the most conflicting issues in China’s current urban development. To 
fulfill the plan mainly focuses on the long term goal, while to push the development 
speed emphasizes the short term benefit. For this reason, it might be good to separate 
the decision-making body of project development into two parts–a part that controls 
the planning implementation and another part that deals with specific projects and 
private developers, as is the case in SIP. The part which controls the implementation 
guarantees the priority of long term development, while the other part which interacts 
with market issues ensures that the detailed projects are under control. Thus, the 
combination of power and interest could be avoided, easing the conflicts between 
short term benefits and long term goals.    
Furthermore, it is never easy to maintain continuity from planning to the 
detailed project. Allowing the developers to conduct the whole development process 
fully under the supervision of planning authority might help to solve the difficulties. If 
the entire process of project development is under supervision, planning control at 
each level can be implemented; no subjective change by developers themselves is 
allowed. The developers who demand the input and work of different consultants and 
builders are conductors of the detailed development projects.  
As Peter Hall puts it, what planning does and how planning does it are two 
questions that urban planning is all about. On ‘what planning does’, the case of SIP 
teaches the lesson of forward looking planning that allows for flexibility and 
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unanticipated demands in the future. It also teaches the lesson of systematic planning 
which gives development instructions both continuously and systematically. In terms 
of ‘how planning does it’, it is always hard to strike a balance between control and 
flexibility in urban planning. What the case of SIP has demonstrated includes the 
importance of both planning flexibility and the meaning and means of planning 
control. In terms of planning flexibility, the reserved land and the regular reviews 
allow for a certain degree of flexibility in responding to new needs. In terms of 
planning control, the Concept Plan controls the overall development in the long run; 
the Master Plan controls the overall structure; the DDCP plans detailed projects in 
development; and urban design guidelines further control the urban massing and form 
of developments on significant plots of land.  
Although this study was rooted in the background of China’s urban transition 
and especially Suzhou’s urban restructuring, the experiences and problems of urban 
transformation in Suzhou are to some extent representative of the situation in other 
medium-sized Chinese cities. The lessons learned from the SIP’s urban planning 
could be used to improve urban planning and its process in other places in China. The 
unique urban planning system in SIP, as an experiment of planning reform, could also 
contribute to the establishment of China’s new urban planning system. Nonetheless, 
given that every Chinese city has its uniqueness in urban transformation; one specific 
case is too limited to provide an understanding of all their features. In order to achieve 
a better understanding of the development trend and to propose solutions for common 
problems in Chinese cities, more empirical case-studies should be done with thorough 
investigations on contemporary societal transformations. Due to the wide scope and 
intensity required by such future work, it might be necessary and helpful to work with 
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